
2025 ANNUAL 
REPORT



TABLE OF CONTENTS
HARRP OVERVIEW....................................................................... 3-7

STAFF................................................................................................... 8

PUBLIC ENTITY POOLING........................................................ 9-13

AFFORDABLE HOUSING.........................................................14-16

INSURANCE (ORWACA)................................................................ 17

HARRP FINANCIALS............................................................... 18-41

AHRP FINANCIALS................................................................ 43-63

Karen Thesing, ARM
Executive Director

Letter from the Executive Director
As we reflect on the past year, 2025 was a year marked by meaningful progress, thoughtful adaptation, and renewed focus. Our 
organization navigated a changing landscape with resilience and purpose, advancing the services and support our members rely 
on while strengthening the core systems that make that work possible.

This year brought several significant achievements. I am pleased with our progress to date and even more excited about our 
future. We strengthened our underwriting procedures and completed successful reinsurance renewals that position us for long 
term stability and continued value for our members. We expanded and enhanced our risk management services, including the 
continuation of our comprehensive property appraisal program. We will be increasing our team with the addition of a dedicated 
Risk Control Advisor and another Liability Claims Adjuster. Both roles will directly improve our responsiveness, expertise, and 
member support.

Importantly, we also returned to our roots. Both HARRP and AHRP have reinstated their original names, reflecting not only our 
tradition, but the clarity and identity our members expect. With this change, the Synchronous brand has now been retired, and 
our programs once again stand proudly in the legacy that shaped them.

Throughout these transitions, our team remained strong, focused, and united in purpose. They met evolving market conditions 
with professionalism, adaptability, and continued demonstrating readiness to serve. Their commitment to members, to each other, 
and to the mission has been the driving force behind every success we celebrate on these pages.

As we look ahead, we do so with confidence. The work before us is important, and we are well equipped to meet it. Thank you 
to our members for your trust and partnership, and to our staff and board for your unwavering dedication. Together, we will 
continue to strengthen the foundation of service, reliability, and excellence that defines our organization.

With appreciation,
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Renée Rooker
President
HARRP / AHRP

Report to our Pooling Participants
Letter to the Pool Participants, 2025

We did it together!

The HARRP Board of Directors is proud to present to you our 2025 Annual Report.

Your Board of Directors worked hard this last year to ensure a smooth leadership transition.  We appreciate the hard work of the 
HARRP team in assisting us to make it happen.  The team never missed a beat in providing excellent service during that time.

We are excited about the executive search results and the hiring of Karen Thesing as the new Executive Director.  She brings 
energy, dedication to the pools, and professionalism that has enhanced our relationships with reinsurers and our members.  
She has strengthened the HARRP team with her enthusiasm and with a focus on developing a cohesive team to deliver 
excellent customer service, and enhanced products to our members and policy holders.  

On behalf of the Board of Directors it is an honor to serve you.  We are dedicated to the pools and their health as we move into 
the future.  It is important that we hear from you on how we can improve your pooling experience.

Warm regards,
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HARRP Annual Report Statement:
Housing Authorities Risk Retention Pool (HARRP) exists to provide stable, member-governed risk financing and risk manage-
ment support for public and affordable housing providers. Together with the Affordable Housing Risk Pool (AHRP) and ORWACA 
Agency Insurance Services, LLC, HARRP serves housing authorities and affordable housing owners across Oregon, Washington, 
California, and Nevada.

In recent years, the organization operated under the Synchrous Risk Management name in an effort to unify services across 
multiple entities. Through continued evaluation and direct feedback from members and stakeholders, it became clear that the 
Synchrous name created confusion around governance and accountability and did not clearly represent the distinct missions 
and responsibilities of each organization.

In December 2025, the HARRP Board of Directors formally approved the retirement of the Synchrous brand and a return to 
operating under the organization’s legal entities. This decision reflects a renewed commitment to transparency, alignment, 
and operational clarity. All coverage, governance, and financial functions continue unchanged. The transition affects how 
the organization presents itself—not on altering the services members rely on.

Today, HARRP and AHRP operate with a clear and singular purpose: supporting public and affordable housing providers through 
risk-sharing pools designed to promote long-term stability. Members benefit from coverage structures tailored to affordable 
housing, access to specialized legal and risk management expertise, training resources, and proactive claims support. By pooling 
risk among similar housing providers, HARRP and AHRP help members manage exposure, reduce volatility, and plan with greater 
confidence.

This Annual Report marks an important step in reinforcing clarity around who we are, how we operate, and how we serve our 
members—grounded in accountability, disciplined risk management, and practical value.

Investments
Both the public entity and affordable housing pool each maintain its own separate investment accounts. Administered by
Graystone Consulting, a business division of Morgan Stanley, the investment accounts maintain the surplus funds earning 
the maximum revenue from interest earnings. Income derived from these investments are used in determining future rates 
and acts as a “buffer” to absorb fluctuations in claims or insurance market conditions. 

Investments are government backed securities as stipulated by the public entity investment laws of the States of Washington, 
Oregon, Nevada, and California. At the conclusion of 2024, the consolidated values of investments was approximately $32M.  

Coverages
Both HARRP and AHRP provide many types of coverage for its pool participants. Each line of coverage is a manuscript coverage 
agreement and is a contract between the pool and the participating agency, which provides that any dispute in coverage terms 
will be settled under contract law.

Each pool provides the basic lines of coverage: property and general liability. Operations of public housing authorities vary 
greatly from those of affordable housing providers, in that public housing authorities have employees, vehicles, and housing 
choice voucher exposures. As each pool was built to provide coverage for specific risks of the insured, only general liability 
and property were developed for the affordable housing pool. 

continues page 5
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General Liability
Both pools provide general liability coverage, which protects members from premises liability exposures and third-party claims 
that may result in tort liability. Currently, the limits are $2M per occurrence. Additional excess liability limits are optional and 
available for both pools. 

Property
Both pools provide property replacement coverage. The program has a self-insured retention layer and purchases reinsurance 
for a total of $57M limit of coverage per occurrence, per participating pool member. The property coverage covers real and 
personal property of the pool participant and expediting expenses and business interruption coverage for losses sustained 
at administrative offices. Optional coverage is available for loss of rents, designed to continue cash flow in the event of loss of 
rents due to the repair of damaged units. Contents coverage is also provided and is based on valuations provided by the pool 
participant. Also included in the property coverage is equipment breakdown coverage, which extends the coverage to critical 
electrical and mechanical systems. The property program has a base deductible of $5,000 per occurrence and the public entity 
pool, HARRP, has options for higher deductibles which link to discounts. The default property deductible for 2025 remained at 
$5,000 per occurrence to continue to shift some of the loss costs away from the pools and to align with current industry 
standards of commercial property deductibles. 

Fidelity
Both pools are protected from losses they might suffer because of employee dishonesty or the loss of monies and/or securities. 
The basic program limits are $100,000 per occurrence for employee dishonesty and $10,000 per occurrence for loss of monies 
and/or securities. Higher limits are available in denominations of $100,000 per occurrence for an additional cost. 

Public Officials Errors & Omissions Liability
Only available to the public entities pool, this coverage is intended to protect HARRP’s member housing authorities, their 
employees, commissioners, and volunteers from liability arising from the official, non-arbitrary decisions they make on behalf 
of the authorities, subject to appropriate conditions. The coverage includes employment-related exposures such as allegations 
of wrongful termination, whistle-blowing, retaliation and discrimination. The limits for this coverage are included in the general 
liability limits of $2M per occurrence with $2M aggregate. Each member is responsible for the greater of 10% of each loss or a 
minimum deductible of $2,500.

Automobile Liability and Physical Damage
Only available to the public entities pool, this coverage protects the member housing authorities against risks associated with 
the ownership and use of automobiles. The limit is $2M per occurrence. Due to multi-state regulations, auto coverage options 
are tailored to comply with each state’s specific requirements.  

Section 8 Liability
Only available to the public entities pool, HARRP provides liability coverage for member housing authorities associated with 
Section 8 vouchers. The Section 8 line of protection provides coverage for liabilities encountered with the administration of 
vouchers.  

HARRP Continues...
from page 4

continues page 6
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HARRP Continues...
from page 5

Reinsurance
Third party claims against pool participants, along with first party property claims, represent the largest expenses for both 
HARRP and AHRP. Over the past decade, these claims have totaled nearly $820 million.

Reinsurance—essentially insurance for insurers—allows commercial carriers and self insured pools to retain predictable, lower 
severity losses while transferring catastrophic and unpredictable exposures to a broader network of reinsurers for a negotiated 
premium.

Over the last five years, reinsurance markets have faced unprecedented challenges, including significant global catastrophes, 
nuclear verdicts, reduced market capacity, and the withdrawal of reinsurers from certain coverage lines. Wildfire risk has become 
the most critical driver of reinsurance placement and will remain so for the foreseeable future. During this period, the pools have 
seen reinsurance costs rise more than 700% to maintain the $57 million property limit structure. This environment required 
substantial restructuring and led to new underwriting requirements that significantly altered pool operations.

While volatility persists, cost increases moderated in 2023 and further stabilized in 2024. In 2025, the Staff and the Board  
continue to evaluate strategies to manage cost pressures, ensure availability of coverage, and address reinsurers’ increasingly 
restrictive policy language.  .

Effective risk management practices by pool participants remain essential to reducing both the frequency and cost of claims.

Claims Management
Both the public entity and the affordable housing pool administer all claims processing in-house. Both pools contract with third-
party claims adjusters, defense attorneys, and other specialists in the defense of a claim or reconstruction of assets. Both the 
frequency of claims and the amount of funds to adjust the claims have increased steadily for several years. Reconstruction 
costs due to material, manpower shortages, and code enhancement requirements have skyrocketed in the past three years, 
thus driving the increased costs.  Litigation costs have also increased over the last several years as have the number of lawsuits.  

As a member-owned and controlled organization, both pools attempt to achieve the highest level of satisfaction in the defense 
and management of claims. The pools recognize that they must exercise independent judgment to act in the best interest of the 
pools as a whole. Communication between the pool participant and the pools is essential for the proper defense and resolution of 
claims. The management philosophy on claims management is to pay what is owed and to fight those claims that are questionable 
or unreasonable. In our evaluation of whether to settle a claim or defend it, our intention is to defend the pool and make a decision 
based on what is best for the members, policyholders and for the individual pools.   We determine coverage for our participants 
based on the language of the MOC and the PESLIC policy as accurately as possible.  

continues page 7
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HARRP Continues...
from page 6

Risk Control Services
Accidental losses happen. There is no way around it. However, proactive intervention, rather than reactive treatment, is paramount 
to any business operation. 

We provide a vast array of services and resources to assist the pool participants in controlling losses. Available to both the public 
entity pool and the affordable housing pool, these resources are continually evaluated and updated based on usage, relevancy, 
and effectiveness. We provide material that may assist our participants’ internal risk control activities. 

We offer a variety of reviewing services for purposes of risk control. 
These services include:
n	 Wording and review of the insurance portion of agreements/contracts
n	 Policy comparisons
n	 Finding creative solutions on how to effectively service vulnerable populations
n	 Underwriting
n	 Coverage or risk control-related questions
n	 Addressing and discussing management challenges
n	 In-person address of safety concerns and identifying safety hazards at properties​
n	 Consultation regarding major changes at your agency and upcoming projects/programs

We also offer a variety of tools and resources for purposes of risk control, including:
n	 Attorney Helpline
n	 Relevant loss control/safety/HR articles and links
n	 Sample policies and indemnification language
n	 Contractual risk transfer consultation
n	 On-demand, web-based, live and in-person training
n	 Fair housing training
n	 HSB water sensor program

Additionally, we provide live in-person or web-based training for topics like Claims 101, on-boarding, Contractual Risk Transfer, 
and more. Defensive driving classes are subsidized every 2-3 years for our pooling participants. Training webinars are available 
live or on-demand for topics ranging from Insurance 101, Accidents Happen, Now What? and Contractual Risk Transfer.

Our pooling participants can also arrange their own training sessions. Providing that the training is focused on reducing claims. 
Funding is available to assist with covering the costs. Our Loss Control Grant provides participants funds on a first come, first 
served basis through its risk control grants. 
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HARRP: Staff
The organization is supported by ten full time employees who deliver services and solutions. Staff provides an elevated level of 
expertise for the Housing Authorities Risk Retention Pool, the Affordable Housing Risk Retention Pool, and the insurance agency. 
The team is committed to advancing the mission of our members and policyholders, bringing strong industry knowledge and 
experience in housing, public entity risk pooling, and commercial insurance.

As a small office, we rely on cross training to ensure continuity of operations and uninterrupted service to our members and 
policyholders.

Karen Thesing, ARM
Overall management and strategic 
direction, Board relations, 
regulatory compliance, insurance 
placement, coverage issues,  
and human resources

Cindy Steele, 
ARM Director of Risk Management 
& Underwriting
Risk control, training, underwriting, 
marketing, coverage analysis, 
and placement of coverage

Tom Williams,  
Director of Claims
New and existing claims, 
claim status and resolution, 
litigation, and training

Jesse Kinney, 
Director of Finance  
Accounts receivable, accounts 
payable, financial statements, 
and benefit administration

Pat Saldana,  
Claims Specialist
New and existing claims, 
claim status and resolution

Robin Cox,  
Policy & Claims Administrator
New and existing auto liability 
claims. Administers the internal 
insurance agency operations 
and underwriting. Leads the 
Risk Management Information 
Systems project

Rachel O’Neil, 
Public Entities Policy 
Administrator
Public entities policy 
management, renewals 
and certificates

Darla Cazares, 
Accounts Receivable & 
Administrative Specialist
Accounting/financial 
department and broad 
support services

Meaghan Brown, 
Policy Administrator
Affordable housing policy 
development, underwriting, 
and policy issuance
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The public entity risk pool, known and operating as the Housing Authorities Risk Retention Pool (HARRP), was formed in 1987 
due to the commercial insurance market abandoning public sector entities. In response, HARRP was formed for the purpose 
of operating and maintaining, for participating public housing authorities, a cooperative program of risk management and 
indemnification and financial protection against risks of loss. 

Obligations for membership into the public entities pool provide stability to the program that serves all 83 members. Each 
participating agency agrees to remain in HARRP for a period of not less than three (3) years beginning on the date upon which 
the coverage terms first become effective.  A participating agency may terminate its participation in HARRP at any time after 
such three-year period has expired upon giving 90 days’ prior written notice to termination of participation and providing the 
effective date of termination. Once participation in HARRP is terminated, the participating agency cannot re-apply for coverage 
for a period of three (3) years from the date of withdrawal and must conform to the underwriting criteria that is currently in place 
at the time of application. The participating agency may not be “double covered” with the coverage afforded by the pool and any 
other insurance. If double covered, HARRP will be the secondary payor to the other insurer. HARRP also requires each member 
to be dedicated to risk management principles, including risk control activities designed to minimize the impact to the pool. 

There are numerous benefits for public housing authorities to become a member of HARRP. Below is a partial list: 

n 	 Member Focused and Responsive: The Board of Directors consists of PHA Executive Directors who understand how their 
	 decisions will affect members. 

n 	Cost Effective: As a public entity, HARRP has no profit load, no taxes, no state insurance commissioner fees 
	 and pays no commissions. All this controls the costs of providing specific coverage for members. 

PUBLIC ENTITY POOL

PUBLIC ENTITY POOL: Overview

HARRP WILL STRIVE TO:
n	 Provide Member Public Housing Agencies with the broadest form of insurance coverages possible while maintaining strong, 
	 sound financial business practices.
n 	 Take a leadership role in meeting members' needs to control risk and provide high quality risk management services.
n	 Encourage member participation by keeping them informed of HARRP activities through regular newsletters and meetings 
	 and by soliciting feedback on HARRP operations.
n 	 Provide prompt, courteous service to its members.
n 	 Increase the membership of Public Housing Agencies seeking stable, affordable insurance coverage who are supportive of 
	 HARRP services and management and who meet HARRP underwriting criteria.

continues page 10

The mission of the Housing Authorities Risk Retention Pool (HARRP) is to provide 
needed insurance benefits for its Public Housing Agency members on a consistent 
basis at stable, affordable rates.

Mission Statement: HARRP
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n Tailored Coverage: HARRP utilizes a manuscript coverage agreement, which simply means that the Board of Directors 
controls what is and what is not covered. This provides unparalleled flexibility to quickly adapt to changing conditions. Any 
coverage adjustments can be done internally and does not need to be validated by state insurance officials. The coverages 
are designed to encompass day to day operational risks encountered by members, not an off the rack insurance product that 
covers exposures that are not present in PHA operations. 

n Long Term Rate Stability: Pooling spreads the cost of risk among the members, thus stabilizing costs. There is approximately 
$26.6M in retained surplus. These funds can be used to absorb fluctuations in market pressures or adverse claims experience. 

n Equity: Each member of the pool is an owner of the pool; therefore, each owner has equity. If HARRP were to cease operations at 
the end of the year, each current member would be entitled to pro-rated accrued equity, or approximately $26.6M. Withdrawing 
members lose all equity that they have accumulated. New members start at zero equity and build as they participate. The retained 
surplus could also be returned to current members as a dividend, which has been done in the past, but it has always been the will 
of the Board of Directors to retain that equity for rate stability. Equity return would be based on the members’ contributions to the 
pool versus the claims paid for the period in which a member was active and the date of dissolution of the pool. 

n HUD Waiver: HUD’s regulation 24 CFR 965 governs public housing insurance requirements. Being a member of HARRP fulfills 
the requirements and eliminates the need for the PHA to participate in competitive bidding.  

n Risk Control, Training, Claims Administration: HARRP offers a wide array of services and aggressive claims resolution. This 
includes online training, in-person staff training, attorney helpline and HARRP provided speakers on specific subjects such as 
Fair Housing. The claims philosophy at HARRP is to pay claims that are justified and fight those claims that are not. 

n Non-Assessable: The pool cannot assess members, in the event of dissolution of the pool, for future liabilities. Many pools 
that experience excessive claims assess their members for the shortfall of funds needed to pay the claims. These assessments 
can sometimes be decades after the claims have occurred and many times assessments are levied against former members 
that no longer participate in the pool.  

n Subsidiaries: The affordable housing risk pool, known and operating as the Affordable Housing Risk Pool, LLC (AHRP) with its 
subsidiary, the ORWACA Agency Insurance Services, LLC, rounds out HARRP’s mission of being a one-stop shop for commercial 
insurance products for affordable housing providers. These subsidiaries are designed to bring all the needed insurance products 
under one roof, be it through self-insured pooling or on the open, traditional insurance marketplace. 

POOLING Continues...
from page 9
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The HARRP Board of Directors is comprised of nine members, three representing the Association of Washington Housing 
Authorities, three representing the Housing Authorities of Oregon, and three representing the California Association 
of Housing Authorities. The Directors are subdivided into three classes, each class with a staggered term of three years. 
Annually, one-third of the Board is elected at separate meetings of each Association. The Board of Directors meet quarterly 
and is responsible for establishing policy, rate setting, claims, risk management and other administrative functions. Ad 
hoc committees are formed by the Board when necessary to handle specific issues, projects or urgent concerns between 
regularly scheduled Board of Directors’ Meetings.

HARRP Directors are as follows:
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PUBLIC ENTITY POOL: Board of Directors

Executive Director,
Walla Walla Housing Authority

Walla Walla, WA
(Term ends 2025)

Executive Director,
Northeast Washington Housing 

Solutions • Spokane, WA 
(Term ends 2027)

Executive Director,
Bellingham & Whatcom County 

Housing Authorities
Bellingham, WA

(Term Ends 2028)

Executive Director, 
Housing Authority of
the County of Tulare

Visalia, CA
(Term Ends 2026)

Executive Director, 
Housing Authority of the 
County of Santa Barbara

Santa Barbara, CA
(Term Ends 2025)

Executive Director, 
Homes for Good

Eugene, OR
(Term Ends 2026)

Executive Director,
Housing Authority of 

the City of Salem
Salem, OR

(Term Ends 2025)

Executive Director, 
Stanislaus Regional 
Housing Authority 

Modesto, CA
(Term Ends 2027)

Renée Rooker

Bob Havlicek Ken Kugler Jim Kruse

Jacob FoxNicole Utz

Andrew Calkins Pam Parr 
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California Housing Authorities
California Affordable Housing Agency
Calexico Housing Authority
Community Development Commission of Mendocino County
Housing Authority of the City of Alameda
Housing Authority of Alameda County
Housing Authority of the City of Benicia
Housing Authority of the County of Butte
Housing Authority of the City of Eureka
Housing Authorities of the City and County of Fresno
Housing Authority of the County of Humboldt
Housing Authority of the County of Kern
Housing Authority of Kings County 
Housing Authority of the City of Madera
Housing Authority of the County of Merced
Housing Authority of the County of Monterey 
Housing Authority of the City of Needles
Housing Authority of the City of Riverbank
Housing Authority of the County of San Bernardino 
Housing Authority of the County of San Joaquin
Housing Authority of the City of San Luis Obispo
Housing Authority of the City of Santa Barbara
Housing Authority of the County of Santa Barbara
Housing Authority of the County of Santa Cruz
Housing Authority of the County of Tulare
Housing Authority of the City of Vallejo 
Imperial Valley Housing Authority
Regional Housing Authority
South San Francisco Housing Authority
Stanislaus Regional Housing Authority.
Plumas County Community Development Commission

Oregon Housing Authorities
Housing Works – (aka Central Oregon Regional 
   Housing Authority)
Heppner Housing Authority 
Housing Authority of Clackamas County 
Coos-Curry Housing Authority
Housing Authority of Douglas County
Housing Authority of Jackson County
Josephine Housing & Community Development Council
Klamath Housing Authority
Homes for Good (aka the Housing Authority of Lane County)
Housing Authority of Lincoln County
Linn-Benton Housing Authority
Housing Authority of Malheur County
Marion County Housing Authority
Mid-Columbia Housing Authority
     North Bend City Housing Authority 
          Northeast Oregon Housing Authority 
              Housing Authority of Salem
                  Housing Authority of the County of Umatilla
                      Washington County Department of Housing Services
                           West Valley Housing Authority
                                Housing Authority of Yamhill County

Washington Housing Authorities
Housing Authority of the City of Anacortes
Housing Authority of Asotin County
Bellingham/Whatcom County Housing Authorities 
Housing Authority of the City of Bremerton
Housing Authority of Chelan Co. & the City of Wenatchee
Housing Authority of Clallam County/Peninsula  
    Housing Authority
Columbia Gorge Housing Authority
Everett Housing Authority
Housing Authority of Grant County
Housing Authority of Grays Harbor County
Housing Authority of Island County
Housing Authority of the City of Kelso 
Housing Authority of the City of Kennewick
Kitsap County Consolidated Housing Authority
Housing Authority of Kittitas County
Housing Opportunities of Southwest Washington/
    Longview Housing Authority 
Housing Authority of Okanogan County
Oroville Housing Authority
Housing Authority of the City of Othello
Joint Pacific County Housing Authority
Housing Authorities of Pasco & Franklin County
Renton Housing Authority
Joint City of Republic-Ferry County Housing Authority
Housing Authority of Skagit County 
Housing Authority of Snohomish County 
Northeast WA Housing Solutions/Spokane Housing Authority 
Sunnyside Housing Authority 
Housing Authority of Thurston County
Vancouver Housing Authority
Walla Walla Housing Authority
Yakima Housing Authority

Nevada Housing Authorities
Housing Authority of the City of Reno

PUBLIC ENTITY POOL: Member List
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2015 	 $ 2,749,833.68

2016 	 $ 2,107,388.01

2017 	 $ 6,868,083.40

2018 	 $ 6,061,320.67

2019 	 $ 3,136,306.93

2020 	 $ 5,265,880.00

2021 	 $ 3,331,534.57

2022 	 $ 5,453,156.63

2023 	 $ 11,469,631.38

2024	 $ 9,368,663.00

2025	 $ 6,824,316.00

	 $ 62,636,114.27

Public Pooling
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CLAIMS PAID PER YEAR
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The Affordable Housing Risk Pool (AHRP) is a manager managed LLC, established on December 21, 2010, and wholly owned by the 
Housing Authorities Risk Retention Pool (HARRP). Created to offer an alternative to traditional insurance for affordable housing 
providers—including tax credit partnerships and nonprofits—AHRP issued its first policy on March 31, 2011.

AHRP is a taxable entity that relies on commercial insurance markets to meet lender requirements, particularly AM Best 
rating expectations. To comply, AHRP purchases insurance while retaining the first $1 million of every loss; amounts above 
that threshold are transferred to the commercial market.

Policyholders participate as policy acquirers, not owners. AHRP underwrites all new submissions to ensure compliance with 
state statutes and risk management standards.

Key Advantages of AHRP

n 	Focused and Responsive Governance: A nine member Board—seven PHA Executive Directors and two independent 
	 policyholder representatives—ensures decisions reflect the needs of both the pool and its clients.

n 	Cost Effective Structure:  AHRP benefits from not filing with state insurance departments and leverages group  
	 purchasing for reinsurance. With no profit load, no commissions, and a wide geographic risk base, the pool delivers  
	 competitive coverage costs.

n 	Stability in a Hard Market:  The global insurance market has tightened significantly in recent years, driving up costs and 
	 reducing capacity. Despite this, AHRP continues to provide reliable coverage, adjusting rates only as necessary to secure 
	 reinsurance.

n 	Tailored Coverage: With a manuscript policy form controlled by its Board, AHRP can adapt coverage quickly and 
	 independently to meet evolving operational risks.

n 	Comprehensive Services: AHRP offers extensive support, including online and in person training, loss control grants, an 
	 attorney helpline, and subject matter experts on topics such as Fair Housing.

n 	Non Assessable Model:  Unlike some pools, AHRP cannot levy assessments on current or former participants, even in 
	 dissolution, protecting policyholders from unexpected future liabilities.

n 	Subsidiary Services: ORWACA Agency Insurance Services, LLC—a subsidiary converted to an LLC in 2013—provides a 
	 consolidated insurance resource for both HARRP members and AHRP policyholders.

AFFORDABLE HOUSING POOL: Overview

The Affordable Housing Risk Pool (AHRP) mission is to provide insurance, risk 
management and exceptional service, specifically tailored for the affordable 
housing market and instrumentalities of public housing organizations.

Mission Statement: AHRP
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Affordable Housing
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ID 2015 	 $ 1,766,391.09

2016 	 $ 3,393,953.42

2017 	 $ 1,453,337.70

2018	 $ 3,031,658.02

2019 	 $ 2,862,560.03

2020	 $ 4,722,340.18

2021 	 $ 2,262,614.69

2022 	 $ 6,033,895.76

2023 	 $ 4,985,140.54

2024	 $ 6,443,900.00

2025	 $ 6,840,364.00

	 $ 43,796,155.43

CLAIMS PAID PER YEAR
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AHRP incorporates a nine-member Board of Directors. Seven directors are designated as Member Affiliated Directors, and they 
are elected by the public entity pool Board of Directors. Two directors are designated as Policyholder Affiliated Directors, and they 
are appointed by the Member Affiliated Directors. 

The directors are subdivided into three classes, each class with a staggered term of three years. One third of the Board is 
elected (or appointed) annually, usually in late March or early April. The Board of Directors meets quarterly and is responsible 
for establishing policy, rate setting, reinsurance and excess insurance treaties, actuarial analysis, risk management, and 
overseeing the activities of the contract administrative services. 

AHRP Directors are:

AFFORDABLE HOUSING: Board of Directors

Executive Director, 
Housing Authority of the

County of Tulare • Visalia, CA
AHRP Vice President

(Term Ends 2026)

Executive Director,
Bellingham & Whatcom County 

Housing Authorities
Bellingham, WA

(Term Ends 2028)

Executive Director, 
Homes for Good

Eugene, OR
(Term Ends 2026)

Vacant PositionVacant Position

POLICYHOLDER AFFILIATED 
DIRECTORS

Renée Rooker Ken Kugler Andrew Calkins 

Jacob Fox

Executive Director, 
Housing Authority of the 

County of Santa Barbara,  CA
(Term Ends 2025)

Bob Havlicek

Executive Director,
Housing Authority 

of the City of Salem
(Term Ends 2025)

Nicole Utz

Executive Director, Stanislaus
Regional Housing Authority 

Modesto, CA
(Term Ends 2027)

Jim Kruse

Executive Director,
Walla Walla Housing Authority

Walla Walla, WA
AHRP President
(Term ends 2025)
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The ORWACA Agency Insurance Services, LLC (agency) can assist with any insurance need that is outside the core scope of 
coverages provided by the public entity or affordable housing pool. The agency is a fully licensed commercial insurance agency, 
with the ability to access a multitude of commercial policies to achieve its clients’ needs for professional executive risk insurance 
products and general property & casualty coverages. The agency also has access to bonding markets for unique situations when 
surety is required.

The following examples serve as a reference of the type of programs needing coverage and products frequently requested. 
Additional lines of coverage are normally accessible by the agency.

n 	Homeless shelters & transitional housing programs

n 	Private non-profit operations & city/county funded operations 

n 	Community mental health providers that include housing solutions

n 	Most service providers at your housing authority properties 

n 	Directors’ and officers’ insurance for independent non-profit boards related to housing 

n 	Professional liability (E&O) and miscellaneous professions 

n 	Flood and earthquake 

n 	DIC – difference in conditions – broadens property forms

n 	Builder’s risk – for property in the course of construction

n 	Policies for property and general liability for affiliates & partner non-profits

n 	Sexual misconduct and abuse

n 	Employment practices liability (monoline product policy) 

n 	Bonding/surety, notary/bid & performance and miscellaneous bonds

n 	Fund raising or special event policies

n 	Lead based paint professional liability for housing inspectors

n 	Tenant discrimination 

n 	Boiler & machinery/mechanical breakdown

n 	Underground storage tank liability & other pollution related coverage

Dedicated to offering insurance services to both the public entity and affordable housing sector, the agency is 
designed to complement the risk pools in achieving the goal of being a one stop shop for insurance coverage 
specific to housing risks. 

INSURANCE AGENCY: Overview
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				    The Board of Directors
				    Housing Authorities Risk Retention Pool
				    Report on the Audit of the Financial Statements

Opinion
We have audited the financial statements of Housing Authorities Risk Retention Pool (the Pool) as of and for the years ended December 31, 2025 
and 2024, and the related notes to the financial statements, which collectively comprise the Pool’s basic financial statements as listed in the 
table of contents.

In our opinion, the accompanying financial statements referred to above present fairly, in all material respects, the financial position of the 
Pool as of December 31, 2025 and 2024, and the changes in financial position and cash flows for the years then ended in accordance with 
accounting principles generally accepted in the United States of America.

Basis for Opinion
We conducted our audits in accordance with auditing standards generally accepted in the United States of America (GAAS) and the 
standards applicable to financial audits contained in Government Auditing Standards, issued by the Comptroller General of the United 
States (Government Auditing Standards). Our responsibilities under those standards are further described in the Auditor’s Responsibilities 
for the Audit of the Financial Statements section of our report. We are required to be independent of the Pool and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audit. We believe that the audit evidence we have 
obtained is sufficient and appropriate to provide a basis for our audit opinion.

Responsibilities of Management for the Financial Statements
Management is responsible for the preparation and fair presentation of the financial statements in accordance with accounting principles 
generally accepted in the United States of America, and for the design, implementation, and maintenance of internal control relevant to the 
preparation and fair presentation of financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the financial statements, management is required to evaluate whether there are conditions or events, considered in the aggregate, 
that raise substantial doubt about the Pool’s ability to continue as a going concern for twelve months beyond the financial statement date, 
including any currently known information that may raise substantial doubt shortly thereafter.

Auditor’s Responsibilities for the Audit of the Financial Statements
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material misstatement, 
whether due to fraud or error, and to issue an auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance but is 
not absolute assurance and therefore is not a guarantee that an audit conducted in accordance with GAAS and Government Auditing Standards 
will always detect a material misstatement when it exists. The risk of not detecting a material misstatement resulting from fraud is higher than 
for one resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal control. 
Misstatements are considered material if there is a substantial likelihood that, individually or in the aggregate, they would influence the 
judgment made by a reasonable user based on the financial statements.

In performing an audit in accordance with GAAS and Government Auditing Standards, we 
•	 Exercise professional judgment and maintain professional skepticism throughout the audit.
•	 Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or error, and design and perform  
	 audit procedures responsive to those risks. Such procedures include examining, on a test basis, evidence regarding the amounts and  
	 disclosures in the financial statements.
•	 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are appropriate in the  
	 circumstances, but not for the purpose of expressing an opinion on the effectiveness of the Pool’s internal control. Accordingly, no  
	 such opinion is expressed.
•	 Evaluate the appropriateness of accounting policies used and the reasonableness of significant accounting estimates made by  
	 management, as well as evaluate the overall presentation of the financial statements.
•	 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that raise substantial doubt about  
	 the Pool’s ability to continue as a going concern for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters, the planned scope and timing of 
the audit, significant audit findings, and certain internal control–related matters that we identified during the audit.

Required Supplementary Information
Accounting principles generally accepted in the United States of America require that the management’s discussion and analysis on pages 
19 through 25, and the reconciliation of claims liabilities by type of coverage, the ten-year loss development information, the pension plan
information, and notes to required supplementary information on pages 36 through 38 (collectively, the required supplementary information) 
be presented to supplement the basic financial statements. Such information is the responsibility of management and, although not a part of 
the basic financial statements, is required by the Governmental Accounting Standards Board who considers it to be an essential part of financial 
reporting for placing the basic financial statements in an appropriate operational, economic, or historical context. We have applied certain 
limited procedures to the required supplementary information in accordance with auditing standards generally accepted in the United States 
of America, which consisted of inquiries of management about the methods of preparing the information and comparing the information for 
consistency with management’s responses to our inquiries, the basic financial statements, and other knowledge we obtained during our audit of 
the basic financial statements. We do not express an opinion or provide any assurance on the information because the limited procedures do not 
provide us with sufficient evidence to express an opinion or provide any assurance.

Report of Independent Auditors

continues page 19
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Supplementary Information
Our audit was conducted for the purpose of forming opinions on the financial statements that collectively comprise the Housing Authorities 
Risk Retention Pool’s basic financial statements. The combining statement of net position and combining statement of revenues, expenses, and 
changes in net position (collectively, the supplementary information) are presented for purposes of additional analysis and are not a required  
part of the basic financial statements. Such information is the responsibility of management and was derived from and relates directly to the 
underlying accounting and other records used to prepare the basic financial statements. The information has been subjected to the auditing  
procedures applied in the audit of the basic financial statements and certain additional procedures, including comparing and reconciling such 
information directly to the underlying accounting and other records used to prepare the basic financial statements or to the basic financial 
statements themselves, and other additional procedures in accordance with auditing standards generally accepted in the United States of 
America. In our opinion, the supplementary information is fairly stated, in all material respects, in relation to the basic financial statements 
as a whole.

Other Reporting Required by Government Auditing Standards
In accordance with Government Auditing Standards, we have also issued our report dated March 20, 2026 on our consideration of the Pool’s 
internal control over financial reporting and on our tests of its compliance with certain provisions of laws, regulations, contracts, and grant 
agreements and other matters. The purpose of that report is solely to describe the scope of our testing of internal control over financial 
reporting and compliance and the results of that testing, and not to provide an opinion on the effectiveness of Housing Authorities Risk 
Retention Pools’ internal control over financial reporting or on compliance. That report is an integral part of an audit performed in accordance 
with Government Auditing Standards in considering Housing Authorities Risk Retention Pool’s internal control over financial reporting 
and compliance.

Portland, Oregon 
March 20, 2026

The Housing Authorities Risk Retention Pool (HARRP) management is pleased to offer this narrative overview and 
analysis of the financial activities for the fiscal year ended December 31, 2025. We encourage readers to consider 
the information presented here in conjunction with HARRP’s financial statements and notes.

Financial Highlights
HARRP concluded 2025 with positive gains, these gains are a combination of positive claims results, implementing 
a minimum per square foot cost factor, and lower administration costs due to another positive adjustment of GASB 
68-Pensions. This minimum per square foot more accurately reflects repairs costs and reduces subsidy for the 
increased costs of losses. This is representative of both pools. ORWACA continues to generate higher revenues 
due to the marketing and selling of commercial policies, primarily builders risk policies. This is due to continued 
increased activity of new construction of affordable housing throughout the west coast.

As such, HARRP had a net increase in net position of $10,125,149 in 2025 compared to a net increase of $3,867,557 
in 2024. The claim expense for AHRP was better than anticipated, leaving AHRP with a net increase in net position of 
$4,233,870 in 2025 compared to a net increase in net position of $1,519,405 in 2024. ORWACA performed well again 
in 2025 due primarily to the increased sales of builders’ risk policies for new development and rehabilitation projects 
and saw a net increase in net position of $224,175 compared to a net increase in net position of $285,577 in 2024. 
HARRP saw a net increase in its net position of $5,666,904 in 2025 compared to a net increase in its net position of 
$2,062,575 in 2024.

AHRP and ORWACA posted an aggregate net increase in net position of $4,458,245 in 2025 compared to an 
aggregate net increase in net position of $1,804,982 in 2024.

General Program Highlights
HARRP was formed in 1987 as a response to the rapidly escalating costs and availability of public entity insurance. 
HARRP was formed to pool risks associated with operations of public housing authority agencies. HARRP is 
governed by a nine-member Board of Directors, elected by and representative of member housing authorities that 
participate in the HARRP program. The Board of Directors oversees operations, policy, claims, underwriting, risk 
management, and finances.

Claims administration, risk management, financial services, and underwriting are performed in-house. Claims 
adjusting, actuarial analysis, financial audits, and legal services are outsourced to firms specializing in pooling, 
habitational risks, employment law, and civil litigation.

continues page 20
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Analysis of the Statements of Net Position

AHRP launched in 2011. AHRP provides coverage for tax credit partnership and nonprofits providing affordable 
housing. AHRP acquired ORWACA in 2013 at the same time the corporate structure was changed from a corporation 
to a limited liability company in Oregon. ORWACA is dedicated to procurement of commercial insurance products for 
HARRP and AHRP. With one licensed insurance agent, ORWACA specializes in acquiring specialty coverage.

Financial Statement Overview 
HARRP reports their financial activities as an enterprise fund, utilizing full accrual practices, meaning revenues 
are booked as earned and expenses are recognized as they are incurred. HARRP establishes a budget annually 
to monitor many aspects of the financial condition of the Pool.

The annual financial report consists of the Statements of Net Position, Statements of Revenues, Expenses, and 
Changes in Net Position, and Statements of Cash Flows. This report also contains supplementary information in 
addition to the basic financial statements.

•	 The Statements of Net Position present information on the Pool’s assets and deferred outflows of resources and  
	 liabilities and deferred inflows of resources, and net position. Increase or decrease in the net position from year  
	 to year is an indication of how effectively HARRP and AHRP are rating their programs to assure sufficient funding 
	 as well as the level of HARRP’s internal administrative efficiency.

•	 The Statements of Revenues, Expenses, and Changes in Net Position present information showing total revenues 
	 versus total expenses and how the Pool’s net position changed from year-end 2024 to year-end 2025. All  
	 revenues and expenses are reported on an accrual basis.

In the required supplementary information section of the audit report is the Reconciliation of Claims Liabilities by 
Type of Coverage, the Ten-Year Loss Development Information, and the Pension Plan Information. The Ten-Year 
Loss Development Information schedule for the most recent 10 years shows loss development which demonstrates 
whether the originally funded rate was adequate or inadequate to cover the cost of losses as the loss matures. These 
reports are submitted pursuant to GASB Statement 10, as amended by Statement 30, and GASB Statement 68.

In the supplementary information section of the audit report, the Combining Statement of Net Position and the 
Combining Statement of Revenues, Expenses, and Changes in Net Position, is presented by program. Hence, HARRP, 
AHRP, and ORWACA are presented separately. This allows specific identification of performance by each program.

continues page 21
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• The Statements of Net Position present information on the Pool’s assets and deferred outflows of 
resources and liabilities and deferred inflows of resources, and net position. Increase or decrease 
in the net position from year to year is an indication of how effectively HARRP and AHRP are rating 
their programs to assure sufficient funding as well as the level of HARRP’s internal administrative 
efficiency. 

• The Statements of Revenues, Expenses, and Changes in Net Position present information showing 
total revenues versus total expenses and how the Pool’s net position changed from year-end 2024 
to year-end 2025. All revenues and expenses are reported on an accrual basis. 

In the required supplementary information section of the audit report is the Reconciliation of Claims 
Liabilities by Type of Coverage, the Ten-Year Loss Development Information, and the Pension Plan 
Information. The Ten-Year Loss Development Information schedule for the most recent 10 years shows 
loss development which demonstrates whether the originally funded rate was adequate or inadequate to 
cover the cost of losses as the loss matures. These reports are submitted pursuant to GASB 
Statement 10, as amended by Statement 30, and GASB Statement 68. 

In the supplementary information section of the audit report, the Combining Statement of Net Position and 
the Combining Statement of Revenues, Expenses, and Changes in Net Position, is presented by 
program. Hence, HARRP, AHRP, and ORWACA are presented separately. This allows specific 
identification of performance by each program. 

Analysis of the Statements of Net Position 

2025 2024 2023

ASSETS
Current and other assets 72,192,540$       61,917,706$       49,897,154$       
Deferred outflows of resources 461,002              422,417              300,710              

Total assets and deferred outflows of resources 72,653,542         62,340,123         50,197,864         

LIABILITIES
Current liabilities 29,143,650         30,953,618         23,331,682         
Noncurrent liabilities 5,643,320           3,626,646           3,091,571           
Deferred inflows of resources 164,666              183,102              216,071              

Total liabilities and deferred inflows of resources 34,951,636         34,763,366         26,639,324         

NET POSITION
Restricted

Net pension asset 373,756              312,812              23,360,689         
Unrestricted 37,328,150         27,263,945         348,511              

Total net position 37,701,906$       27,576,757$       23,709,200$       

 
Referral to the accompanying financial statements and the related notes for the financial statements is 
encouraged. 

Assets and deferred outflows of resources – Total assets and deferred outflows of resources 
increased $10,442,044 from the previous year. This followed an increase in assets and deferred outflows 
of resources of $12,013,634 in 2024. 

Referral to the accompanying financial statements and the related notes for the financial statements is encouraged.

HARRP Discussion continues...
from page 19
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Revenues
Members contribute funds to the pool allowing HARRP to manage its objective of selfinsurance. The predominant 
source of revenue is member contributions. Each year, HARRP conducts an actuarial analysis to determine 
contribution levels, which are based on loss trends, exposure units, and other trending factors. Rates are 
ultimately adopted by the Board of Directors.

HARRP’s revenues (exclusive of investment income) increased in 2025 due to changes in exposure units covered, 
minimum square foot valuations, and minor rate increases. AHRP’s revenues (exclusive of investment income and 
commissions) increased due to growth in exposure units covered, and the same valuation as HARRP, as well as 
rate changes.

continues page 25
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At December 31, 2024, HARRP invested approximately $31,959,785 in certificates of deposit, corporate 
bonds, obligations of the U.S. Government, U.S. Government agencies, and U.S. Government sponsored 
agencies, as stipulated by applicable State investment statutes. Income derived from these investments 
is used to offset program costs and accordingly reduces both HARRP’s and AHRP’s rates. 

Capital assets – At December 31, 2025 and 2024, HARRP had $0 in net investment in capital assets, 
net of accumulated depreciation due to the sales of its buildings in 2023. 

Liabilities and deferred inflows of resources – On December 31, 2025, total liabilities and deferred 
inflows of resources increased $316,895 over the previous period. HARRP’s liabilities are generally 
unearned member contributions (deferred revenue), claim reserves payable at a future date, reserves for 
incurred but not reported (IBNR) claims, accounts payable, accrued expenses, and pension liability. 

Analysis of the Statements of Revenues, Expenses, and Changes in Net Position 

2025 2024 2023

REVENUES
Member contributions 42,008,441$       36,596,047$       28,423,701$       
Investment income 2,357,714           1,718,882           1,606,844           
Other income 380,550              408,306              380,973              

Total revenues 44,746,705         38,723,235         30,411,518         

EXPENSES
Claims expense 13,664,680         15,812,563         16,453,113         
Administration/other expense 20,956,876         19,043,115         14,939,945         

Total expenses 34,621,556         34,855,678         31,393,058         

OTHER INCOME (EXPENSES)
Gain on sale -                          -                          189,326              

CHANGE IN NET POSITION 10,125,149         3,867,557           (792,214)             

Net position, beginning 27,576,757         23,709,200         24,501,414         

Net position, ending 37,701,906$       27,576,757$       23,709,200$       

 
Referral to the accompanying financial statements and the related notes for the financial statements is 
encouraged. 

Revenues – Members contribute funds to the pool allowing HARRP to manage its objective of self-
insurance. The predominant source of revenue is member contributions. Each year, HARRP conducts an 
actuarial analysis to determine contribution levels, which are based on loss trends, exposure units, and 
other trending factors. Rates are ultimately adopted by the Board of Directors. 

HARRP’s revenues (exclusive of investment income) increased in 2025 due to changes in exposure units 
covered, minimum square foot valuations, and minor rate increases. AHRP’s revenues (exclusive of 
investment income and commissions) increased due to growth in exposure units covered, and the same 
valuation as HARRP, as well as rate changes.  

Referral to the accompanying financial statements and the related notes for the financial statements is encouraged.

HARRP Discussion continues...
from page 20

Assets and Deferred Outflows of Resources
Total assets and deferred outflows of resources increased $10,442,044 from the previous year. This followed an 
increase in assets and deferred outflows of resources of $12,013,634 in 2024.

At December 31, 2024, HARRP invested approximately $31,959,785 in certificates of deposit, corporate bonds, 
obligations of the U.S. Government, U.S. Government agencies, and U.S. Government sponsored agencies, as 
stipulated by applicable State investment statutes. Income derived from these investments is used to offset 
program costs and accordingly reduces both HARRP’s and AHRP’s rates.

Capital Assets
At December 31, 2025 and 2024, HARRP had $0 in net investment in capital assets, net of accumulated depreciation 
due to the sales of its buildings in 2023.

Liabilities and Deferred Inflows of Resources
On December 31, 2025, total liabilities and deferred inflows of resources increased $316,895 over the previous 
period. HARRP’s liabilities are generally unearned member contributions (deferred revenue), claim reserves payable 
at a future date, reserves for incurred but not reported (IBNR) claims, accounts payable, accrued expenses, and 
pension liability.
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Statements of Net Position 
December 31, 2025 and 2024 

2025 2024

CURRENT ASSETS
Cash and cash equivalents 36,237,852$    28,725,704$    
Interest receivable 325,984           292,251           
Investments 211,343           772,916           
Restricted investments -                       447,923           
Accounts receivable 32,374             106,876           
Income tax receivable 153,198           -                       
Prepaid expenses 206,782           263,149           

Total current assets 37,167,533      30,608,819      

NET PENSION ASSET 373,756           312,812           

SBITA ASSETS, net of accumulated amortization 885,498           -                       

DEFERRED INCOME TAX ASSET 529,758           549,681           

NONCURRENT INVESTMENTS 27,150,935      25,744,494      

NONCURRENT RESTRICTED INVESTMENTS 6,085,060        4,701,900        

DEFERRED OUTFLOWS OF RESOURCES 461,002           422,417           

TOTAL ASSETS AND DEFERRED OUTFLOW
OF RESOURCES 72,653,542$    62,340,123$    

ASSETS

 

 

Housing Authority Risk Retention Pool 
Statements of Net Position 

December 31, 2025 and 2024 

See accompanying notes. 
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2025 2024

CURRENT LIABILITIES
Accounts payable and accrued expenses 294,377$         1,225,872$      
Unearned contributions 19,911,763      19,301,893      
Income tax payable -                       548,245           
SBITA liability, current portion 184,101           -                       
Current portion of losses and loss adjustment

expense reserves 8,753,409        9,877,608        

Total current liabilities 29,143,650      30,953,618      

NET PENSION LIABILITY 88,660             128,625           

NONCURRENT PORTION OF LOSSES AND LOSS 
ADJUSTMENT EXPENSE RESERVES 4,840,459        3,498,021        

SBITA LIABILITIES, net of current portion 714,201           -                       

DEFERRED INFLOWS OF RESOURCES 164,666           183,102           

Total liabilities and deferred inflows of resources 34,951,636      34,763,366      

NET POSITION
Restricted

Net pension asset 373,756           312,812           
Unrestricted 37,328,150      27,263,945      

Total net position 37,701,906      27,576,757      

TOTAL LIABILITIES, DEFERRED INFLOWS
OF RESOURCES AND NET POSITION 72,653,542$    62,340,123$    

LIABILITIES AND NET POSITION

 

 

Statements of Net Position
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Statements of Revenues, Expenses, 
and Changes in Net Position

Housing Authority Risk Retention Pool 
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Statements of Revenues, Expenses, and Changes in Net Position 
Years Ended December 31, 2025 and 2024 

2025 2024
OPERATING REVENUES

Contributions earned 42,008,441$  36,596,047$  
Commissions 380,550         408,306         

Total operating revenues 42,388,991    37,004,353    

OPERATING EXPENSES
Change in losses and loss adjustment expenses incurred 13,664,680    15,812,563    
Excess and reinsurance expense 16,742,132    15,579,430    
Professional fees 261,535         208,699         
Salaries and benefits 2,025,463      1,961,412      
General and administrative expense 706,934         578,934         
Amortization expense 15,008           -                     

Total operating expenses 33,415,752    34,141,038    

OPERATING INCOME 8,973,239      2,863,315      

NONOPERATING INCOME
Investment income 2,357,714      1,718,882      

Total non operating income 2,357,714      1,718,882      

INCREASE IN NET POSITION BEFORE INCOME
TAX EXPENSE 11,330,953    4,582,197      

INCOME TAX EXPENSE (1,205,804)     (714,640)        

INCREASE IN NET POSITION 10,125,149    3,867,557      

NET POSITION, beginning of year 27,576,757    23,709,200    

NET POSITION, end of year 37,701,906$  27,576,757$  
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Statements of Cash Flows

Housing Authority Risk Retention Pool 

See accompanying notes. 
13 

 

Statements of Cash Flows 
Years Ended December 31, 2025 and 2024 

2025 2024
CASH FLOWS FROM OPERATING ACTIVITIES

Contributions received 42,692,813$    43,676,785$    
Commissions received 380,550           408,306           
Interest received 1,868,826        1,589,987        
Taxes paid (1,887,324)       (581,768)          
Losses and loss adjustment expenses paid (13,446,441)     (14,787,422)     
Salaries and benefits paid (2,183,393)       (2,102,424)       
Other amounts paid (1,584,266)       (598,835)          
Professional fees paid (261,535)          (208,699)          
Excess insurance expenses paid (16,742,132)     (15,579,430)     

Net cash provided by operating activities 8,837,098        11,816,500      

CASH FLOWS FROM INVESTING ACTIVITIES
Purchases of investments (15,836,099)     (1,945,676)       
Proceeds from sales and maturities of investments 14,511,149      950,028           

Net cash used by investing activities (1,324,950)       (995,648)          

NET INCREASE IN CASH AND CASH EQUIVALENTS 7,512,148        10,820,852      

CASH AND CASH EQUIVALENTS, beginning of year 28,725,704      17,904,852      

CASH AND CASH EQUIVALENTS, end of year 36,237,852$    28,725,704$    

 
  

Housing Authority Risk Retention Pool 
Statements of Cash Flows 

Years Ended December 31, 2025 and 2024 

See accompanying notes. 
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2025 2024
RECONCILIATION OF INCREASE IN NET 

POSITION TO CASH PROVIDED BY OPERATING 
ACTIVITIES

Increase in net position 10,125,149$    3,867,557$      
Adjustments to reconcile increase in net position 

to net cash provided by operating activities
Amortization expense 15,008             -                       
Deferred income taxes 19,923             (277,364)          
Deferred inflows (18,436)            (32,969)            
Pension liability (39,965)            -                       
Deferred outflows (38,585)            (121,707)          
Pension asset (60,944)            13,664             
(Loss) gain on sale of investments (229,923)          45,109             
Change in fair value of investments (225,232)          (233,517)          
Changes in assets and liabilities

Interest receivable (33,733)            59,513             
Accounts receivable 74,502             407,299           
Prepaid expenses 56,367             (90,131)            
Accounts payable and accrued expenses (933,699)          70,230             
Unearned contributions 609,870           6,673,439        
Income tax payable (548,245)          410,236           
Losses and loss adjustment expense reserves 218,239           1,025,141        

Net cash provided by operating activities 8,837,098$      11,816,500$    

SUPPLEMENTAL DISCLOSURE OF NONCASH INVESTING
AND FINANCING ACTIVITIES

SBITA assets obtained in exchange for 
SBITA liabilities 900,506$         -$                     
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Expenses
HARRP and AHRP administration costs are comprised of administration and claim handling costs. In 2025, HARRP’s 
administration and claim expenses decreased by $234,122, compared to an increase of $3,462,620 in 2024. This is 
due primarily to the increased number of losses due to growth, additional costs of adjusting those claims, rising 
reinsurance rates, and administrative expenses increasing due to succession strategies. These increased costs 
were offset due to a favorable adjustment from the GASB 68 – Pensions calculation.

Debt Administration
Neither HARRP nor AHRP have any existing or pending long term debt. HARRP is positioned to finance bonds in 
the four states in which it operates to raise capital, if necessary. There are no plans to raise capital through capital 
contributions, bond financing, or other means. In the 35 years since inception, HARRP has not had to rely on debt 
financing to fund any portion of its operations.

Forecast of Facts or Conditions Affecting Results of Operations
HARRP benefits from its long-term existence as a risk pool. HARRP’s cumulative surplus assures HARRP’s solvency. 
HARRP, like most public entity pools, has suffered due to stringent investment guidelines to which the pool must 
adhere that limit investments to short-term government securities. Historically, investment income supplements 
the revenue generated by pool contributions and is a crucial factor in rate setting at the end of the year.

The industry trending prediction has property and casualty markets continuing to harden, which means the capacity 
in the insurance markets is decreasing. Insurance companies typically increase rates when capacity is low.

In 2011, HARRP obtained board and member approval to launch AHRP. The growth of AHRP has been steady 
throughout its 13-year history.

Financial Contact
This financial report is designed to provide a general overview of the finances of HARRP. Questions concerning any 
of the information provided in this report or requests for additional financial information should be addressed to the 
Executive Director, Housing Authorities Risk Retention Pool, 4660 NE 77th Avenue, Suite 310, Vancouver, WA 98662.

HARRP Discussion continues...
from page 21

Notes to Financial Statements
Note 1 – Significant Accounting Policies

Nature of Operations
Housing Authorities Risk Retention Pool (HARRP) was established to serve affordable housing providers pursuant 
to specific statutes in Oregon, Washington, California, and Nevada for the purpose of operating property, general 
liability, automobile, fidelity, tenant discrimination, and public officials’ errors and omissions coverage to participants.

The financial statements have been prepared in conformity with accounting principles generally accepted in the 
United States of America.

Reporting Entity
The governmental reporting entity consists of HARRP, the primary government, and its blended component units.

Component units are legally separate organizations for which the Board of Directors is financially accountable or 
other organizations whose nature and significant relationship with HARRP are such that exclusion would cause 
HARRP’s financial statements to be misleading or incomplete. Financial accountability is defined as the appointment 
of a voting majority of the component unit’s board, and (i) either HARRP’s ability to impose its will on the organization 
or (ii) there is potential for the organization to provide a financial benefit to or impose a financial burden on HARRP. 
The basic financial statements include blended component units. The blended component units are legally separate 
entities, and are considered, in substance, part of HARRP’s operations, and so data from these units is combined 
with data of the primary government.
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HARRP’s operations include two blended component units, which are included in the basic financial statements 
and consists of two legally separate entities, Affordable Housing Risk Pool (AHRP) and ORWACA Agency Insurance 
Services, LLC (the Agency) (collectively, the Pool). The Agency is a member managed LLC owned by AHRP (100% 
ownership). AHRP began operations on March 31, 2011. AHRP is a 100% owned subsidiary of HARRP.

Governmental Accounting Standards Board (GASB) requires that the financial statements of AHRP and the Agency 
be blended into HARRP’s financial statements. Separately issued financial statements for AHRP and the Agency may 
be obtained by contacting the Executive Director, HARRP, 4660 NE 77th Avenue, Suite 310, Vancouver, WA 98662.

Basis of Accounting
The Pool maintains its accounting records as a proprietary fund using the accrual basis of accounting. Under the 
accrual basis of accounting, revenues are recognized in the period in which they are earned while expenses are 
recognized in the period in which the liability is incurred. The Pool distinguishes operating revenues and expenses 
from nonoperating items. Operating revenues and expenses are derived from providing services in connection with 
the Pool’s ongoing operations. The primary operating revenue is contributions from member entities. Operating 
expenses include claims expenses and general and administrative expenses. All other revenue and expenses not 
meeting this definition are classified as nonoperating revenues and expenses. GASB is the accepted standard 
setting body for establishing governmental accounting and financial reporting principles. The Pool has applied 
all applicable GASB pronouncements in the financial statements.
 
Use of Restricted and Unrestricted Resources
When both restricted and unrestricted resources are available for use, it is the Pool’s policy to use restricted
resources first, then unrestricted resources as they are needed.

Membership
HARRP was comprised of 83 member public housing authorities at December 31, 2025. HARRP has 47 members 
who participate in Crime, 83 members who participate in General Liability, 17 members who participate in Excess 
Liability, 82 members who participate in Errors & Omissions, 1 member who participates in Stand Alone Employment 
Practices Liability, and 81 members who participate in Property.

HARRP was comprised of 82 member public housing authorities at December 31, 2024. HARRP has 82 members 
who participate in Crime, 82 members who participate in General Liability, 12 members who participate in Excess 
Liability, 81 members who participate in Errors & Omissions, 1 member who participates in Stand Alone Employment 
Practices Liability, and 80 members who participate in Property.

AHRP’s policyholders consist of nonprofit and low-income tax credit affordable housing providers affiliated with 
HARRP. AHRP provides policyholders property, general liability, and tenant discrimination insurance coverage. 
AHRP had 462 and 440 member policies issued and outstanding at December 31, 2025 and 2024, respectively.

Under HARRP’s Intergovernmental Cooperation Agreement, new members may be admitted by a majority vote 
of the Board of Directors.

Upon entry into HARRP, members may not voluntarily withdraw for a period of three years. Members must submit 
30 days written notice prior to voluntary withdrawal. Members may be expelled by a majority vote of the HARRP 
Board of Directors. The effect of withdrawal does not terminate the responsibility of the member for any unpaid 
premiums.

Description of Programs
The Pool’s Self Insurance Programs (Auto Liability, General Liability, Errors & Omissions, Property, and Employment 
Practices) were established for the purpose of operating and maintaining a self-insurance or group insurance 
program. Member contributions for coverage are to be used for the payment of, but not limited to, the following:

• Self-insured claim payments • Reinsurance premiums • Claims administration expenses
• Investigative costs • Legal costs • Internal administration service costs • Audit costs
• Actuarial expenses • Miscellaneous

HARRP Note 1 continues...
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The Board of Directors determines contribution requirements annually for the self-insurance programs adequate 
to fund for internal administration, projected losses, and excess insurance costs. Member deductibles, self-insured 
retention (SIR), reinsurance, and excess insurance for each program under HARRP are as follows:
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The Board of Directors determines contribution requirements annually for the self-insurance programs 
adequate to fund for internal administration, projected losses, and excess insurance costs. Member 
deductibles, self-insured retention (SIR), reinsurance, and excess insurance for each program under 
HARRP are as follows: 

Auto Liability
Member Deductible None
SIR Auto Physical Damage Actual Cash Value
SIR Bodily Injury & Property Damage $2,000,000 per occurrence

General Liability
Member Deductible None
SIR $2,000,000 per occurrence

Errors & Omissions
Member Deductible 10% co-share of claim per occurrence
SIR $2,000,000 per occurrence

Property
Member Deductible $0 to $25,000 per occurrence (varies)
SIR $2,000,000 per occurrence
Excess Property $2,000,001 to $45,000,000

Employment Practices
Member Deductible 10% co-share of claim per occurrence
SIR $2,000,000 per occurrence

 
Policyholder deductibles, SIR, reinsurance, and excess insurance for each program under AHRP are as 
follows: 

General Liability
Deductible None
SIR $1,000,000 per occurrence
Reinsurance $1,000,000 per occurrence

Property
Deductible $0 to $10,000 per occurrence (varies)
SIR $1,000,000 per occurrence
Reinsurance $1,000,000 per occurrence
Excess $2,000,001 to $45,000,000

 
Advertising – Advertising costs are expensed as incurred. Advertising expense was $91,933 and 
$75,541 for the years ended December 31, 2025 and 2024, respectively. 

Cash and cash equivalents – The Pool considers all highly liquid investments with an original maturity of 
three months or less and money market mutual funds to be cash equivalents. The amount of the Pool’s 
cash is covered by federal depository insurance up to $250,000. Should the Pool’s deposits exceed the 
insured limits, the balance is covered by collateral held by the bank in accordance with Washington law 
requiring the depository bank to hold collateral equal to 100% of the excess government funds on deposit. 

HARRP Note 1 continues...
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Advertising
Advertising costs are expensed as incurred. Advertising expense was $91,933 and $75,541 for the years ended 
December 31, 2025 and 2024, respectively.

Cash and Cash Equivalents
The Pool considers all highly liquid investments with an original maturity of three months or less and money market 
mutual funds to be cash equivalents. The amount of the Pool’s cash is covered by federal depository insurance up 
to $250,000. Should the Pool’s deposits exceed the insured limits, the balance is covered by collateral held by the 
bank in accordance with Washington law requiring the depository bank to hold collateral equal to 100% of the 
excess government funds on deposit.

ORWACA Insurance Agency, LLC, cash is restricted for use by the State of Washington until the premiums are paid 
to the respective insurance companies. No cash was considered restricted as of December 31, 2025 and 2024.

Restricted cash equivalents are designated for the benefit of The Princeton Excess and Surplus Lines Insurance 
Company (PESLIC) (see Notes 1 and 6).

Accounts Receivable
Accounts receivable reflects uncollateralized amounts due from members for contributions billed and commissions 
due from insurance companies. The Pool grants credit to housing authorities, low-income housing tax credit 
partnerships, and nonprofit corporations in Oregon, Washington, California, and Nevada. Contributions are due from 
housing authorities and policyholders generally prior to the start of the coverage period. Interest is not charged 
on delinquent balances. Management individually reviews all delinquent balances and works with the housing 
authority and policyholder to collect amounts owed. Receivable balances delinquent more than 90 days were 
$13,146 and $13,146 as of December 31, 2025 and 2024, respectively. The Pool did not provide an allowance for
doubtful accounts as all accounts are considered collectible.

Subscription-Based Information Technology Arrangements
Subscription-based information technology arrangement (SBITA) is a contract that conveys to HARRP control 
of the right to use another party’s (i.e., a vendor’s) IT software. HARRP has one SBITA, which is primarily an 
accounting system for policies and claims. HARRP determines if an arrangement is a SBITA at inception of the 
contract. For each SBITA, HARRP records a right-to-use subscription asset and a corresponding subscription 
liability. Subscription based assets and liabilities are recognized at the commencement of the subscription term 
based on the present value of subscription payments expected to be made during the subscription term. HARRP 
uses the Treasury Direct rate at the SBITA commencement date, plus an additional 150 basis points to remain 
conservative, as the discount rate when determining the present value of subscription payments.

At December 31, 2025 HARRP held approximately $885,000 in SBITA assets, net of accumulated amortization,
and SBITA liabilities stood at approximately $898,000 (see Note 3).

Unearned Contributions/Prepaid Expenses
Policy period-end varies by policyholder. As such, certain contributions are treated as deferred and certain 
expenses as prepaid. This is to reflect a proper matching of contributions and expenses for the fiscal year-end 
financial statements.

Investments
The Pool records its investments at fair value. Changes in fair value are reported as nonoperating income or loss 
in the statements of revenues, expenses, and changes in net position. Fair value of investments has been determined 
by the Pool based on quoted market prices. Realized gain on investments sold in 2025 totaled $229,923. Realized 
loss on investments sold in 2024 totaled $45,109.
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Restricted Cash Equivalents and Restricted Investments
The Pool has certificates of deposit, federal agency, and corporate bonds totaling $6,085,060 and $5,149,823 at 
December 31, 2025 and 2024, respectively, as designated for the benefit of PESLIC in accordance with a Regulation 
114 Trust (see Note 6).

Losses and Loss Adjustment Expense
Each pool establishes claims liabilities based on estimates of the ultimate cost of claims (including future allocated 
claim adjustment expense) that have been reported but not settled, and of claims that have been incurred but not 
reported. The length of time for which such costs must be estimated varies depending on the coverage involved. 
Because actual claims costs depend on such complex factors as inflation, changes in doctrines of legal liability,
 and damage awards, the process used in computing claims liabilities does not necessarily result in an exact 
amount, particularly for coverages such as general liability.

Claims liabilities are recomputed periodically using a variety of actuarial and statistical techniques to produce 
current estimates that reflect recent settlements, claims frequency, and other economic and social factors. A 
provision for inflation in the calculation of estimated future claims costs is implicit in the calculation because 
reliance is placed both on actual historical data that reflect past inflation and on other factors that are considered 
to be appropriate modifiers of past experience. Adjustments to claim liabilities are charged or credited to expense 
in the periods in which they are made.

Net Position
Net position includes the various net earnings from operating income and nonoperating revenues and expenses. 
Net position is classified in the following three components:

Restricted – This component of net position consists of constraints imposed by creditors (such as through debt 
covenants), grantors, contributors, or laws or regulations of other governments or constraints imposed by law 
through constitutional provisions or enabling legislation reduced by liabilities relating to those restricted assets.

Unrestricted – This component of net position consists of net position that does not meet the definition of “restricted”.

Revenue Recognition
Revenues mainly consist of premium contributions from policyholders. Policyholders are typically those 
organizations in the affordable housing community, primarily tax credit partnerships, affiliated nonprofits and 
nonprofit affordable housing owners in Oregon, Washington, Nevada, and California.

Revenue is matched to the period in which the policyholder has obtained coverage. Revenues are amortized over
the coverage period.

Contribution development is performed by actuaries and the Board of Directors based on the particular 
characteristics of the policyholders. Contribution income consists of payments from policyholders that are expected 
to match the expense of insurance premiums for coverage in excess of self-insured amounts, estimated payments 
resulting from self-insurance programs, and operating expenses. The contribution revenue is recognized as revenue 
in the period for which insurance protection is provided.

Use of Estimates
In preparing financial statements in conformity with accounting principles generally accepted in the United 
States of America, management is required to make estimates and assumptions that affect the reported amounts 
of assets and liabilities, the disclosure of contingent assets and liabilities at the date of the financial statements, 
and the reported amounts of revenues and expenses during the reporting period. Actual results could differ from 
those estimates.

continues page 30
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Income Tax Status
HARRP is exempt from federal and state income taxes under Internal Revenue Code Section 115. AHRP has been 
formed as a Limited Liability Company and is taxed as an insurance corporation. The Agency is a Limited Liability 
Company and wholly owned by AHRP. For tax purposes, the Agency is considered a disregarded entity and its 
operations are combined with AHRP’s on AHRP’s income tax return.

AHRP’s income tax provision is based on the asset and liability method. Deferred income tax assets and liabilities 
have been provided for temporary differences between the tax basis of assets and liabilities and their reported 
amounts in the financial statements.

Management believes the Pool has no material uncertain tax positions and, accordingly, it has not recorded a 
liability for unrecognized tax expense. To the extent that the Pool was assessed interest or penalties associated 
with income tax positions, such expense would be recognized as an operating expense.

Pensions
For purposes of measuring the net pension liability, deferred outflows of resources and deferred inflows of resources 
related to pension, and pension expense, information about the fiduciary net position of all state-sponsored pension 
plans and additions to/deductions from those plans’ fiduciary net position have been determined on the same basis 
as they are reported by the Washington State Department of Retirement Systems. For this purpose, benefit payments 
(including refunds of employee contributions) are recognized when due and payable in accordance with the benefit 
terms. Investments are reported at fair value.

At December 31, 2025 and 2024, the Pool had $373,756 and $312,812, respectively, in restricted net pension asset.

Reclassifications
Certain account reclassifications and adjustments have been made to the financial statements of the prior year in 
order to conform to current year presentation. These reclassifications have no effect on previously reported net 
position.

Recently Adopted Standards
GASB Statement No. 100, Accounting Changes and Error Corrections – The statement enhances accounting and 
financial reporting requirements for accounting changes and error corrections to provide more understandable, 
reliable, relevant, consistent, and comparable information for making decisions or assessing accountability. 
This statement is effective for the Pool in the year ended December 31, 2024, and had no effect on the financial 
statements for the year ended December 31, 2024.

GASB Statement No. 101, Compensated Absences – The objective of this statement is to better meet the information 
needs of financial statement users by updating the recognition and measurement guidance for compensated 
absences. That objective is achieved by aligning the recognition and measurement guidance under a unified model 
and by amending certain previously required disclosures. This statement is effective for the Pool in the year ended 
December 31, 2024, and had no material impact on the financial statements for the year ended December 31, 2024. 
No retroactive adjustment was recorded for December 31, 2023, as it was immaterial to the financial statements.
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Note 2 – Investments and Restricted Investments 

The Pool had the following investments held in a managed portfolio as of December 31: 

2025 2024
Investment type

Federal agencies 25,682,315$    22,064,674$    
Corporate bonds 7,765,023        9,404,483        
Certificates of deposit -                       198,076           

Total 33,447,338$    31,667,233$    

 
Investments are included on the following totals on the statements of net position. 

2025 2024

Investments 211,343$         772,916$         
Restricted investments -                       447,923           
Noncurrent investments 27,150,935      25,744,494      
Noncurrent restricted investments 6,085,060        4,701,900        

33,447,338$    31,667,233$    

 
Interest rate risk – As a means of limiting its exposure to fair value losses arising from changes in interest 
rates, the Pool’s investment policy limits the investment portfolio to maturities of not more than five years 
from the date of investment. 

Fair Value <1 year 1–3 years >3 years

Federal agencies 25,682,315$   -$                    7,895,840$     17,786,475$   
Corporate bonds 7,765,023       211,343          2,987,593       4,566,087       

Total investments at fair value 33,447,338$   211,343$        10,883,433$   22,352,562$   

Fair Value <1 year 1–3 years >3 years

Federal agencies 22,064,674$   821,540$        16,079,806$   5,163,328$     
Certificates of deposit 198,076          198,076          -                      -                      
Corporate bonds 9,404,483       201,223          5,166,677       4,036,583       

Total investments at fair value 31,667,233$   1,220,839$     21,246,483$   9,199,911$     

Investment Type

Investment Maturities as of
December 31, 2025

Investment Type

Investment Maturities as of
December 31, 2024

 

The Pool had the following investments held in a managed portfolio as of December 31:

Credit risk –  It is the Pool’s general investment policy to apply the prudent person standard; investments shall be made 
with judgment and care under circumstances then prevailing which persons of prudence, discretion, and intelligence 
exercise in the management of their own affairs, not for speculation, but for investment, considering the probable 
safety of their capital as well as the probable income to be derived. Securities eligible for investments are direct 
obligations of the U.S. Government (U.S. Treasury obligations), U.S. Government agency securities, Corporate Bonds, 
and Money Market bank accounts. U.S. Treasury obligations are backed by the full faith and credit of the U.S. 
Government. Government agency securities are rated “AA+” by Standards and Poor’s. Certificates of deposit are 
covered by federal depository insurance.

Note 2 – Investments and Restricted Investments
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Concentration of risk –  The Pool’s investment policy allows for the purchase of unlimited quantities of U.S. Treasury 
obligations, U.S. Government agency securities, certificates of deposit, or corporate bonds. At December 31, 
investments grouped in categories that are 5% or more as a percentage of the total investment portfolio were 
as follows:

Fair Value Measurement
Investments are measured at fair value on a recurring basis. Recurring fair value measurements are those that 
GASB statements require or permit in the statements of net position at the end of each reporting period. Fair 
value measurements are categorized based on the valuation inputs used to measure an asset’s fair value.

	 Level 1 – Inputs are quoted prices in active markets for identical assets.

	 Level 2 – Inputs are significant other observable inputs.

	 Level 3 – Inputs are significant unobservable inputs.

Fair values of assets measured on a recurring basis at December 31, 2025, are as follows:
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Credit risk – It is the Pool’s general investment policy to apply the prudent person standard; investments 
shall be made with judgment and care under circumstances then prevailing which persons of prudence, 
discretion, and intelligence exercise in the management of their own affairs, not for speculation, but for 
investment, considering the probable safety of their capital as well as the probable income to be derived. 
Securities eligible for investments are direct obligations of the U.S. Government (U.S. Treasury 
obligations), U.S. Government agency securities, Corporate Bonds, and Money Market bank accounts. 
U.S. Treasury obligations are backed by the full faith and credit of the U.S. Government. Government 
agency securities are rated “AA+” by Standards and Poor’s. Certificates of deposit are covered by federal 
depository insurance. 

Concentration of risk – The Pool’s investment policy allows for the purchase of unlimited quantities of 
U.S. Treasury obligations, U.S. Government agency securities, certificates of deposit, or corporate bonds. 
At December 31, investments grouped in categories that are 5% or more as a percentage of the total 
investment portfolio were as follows: 

2025 2024

US Treasuries 67% 61%
Corporate bonds 21% 27%
Federal Farm Credit Bank 9% 5%
Federal Home Loan Bank 3% 4%
Mortgage Backed Securities 0% 3%

 
Fair value measurement – Investments are measured at fair value on a recurring basis. Recurring fair 
value measurements are those that GASB statements require or permit in the statements of net position 
at the end of each reporting period. Fair value measurements are categorized based on the valuation 
inputs used to measure an asset’s fair value. 

Level 1 – Inputs are quoted prices in active markets for identical assets. 

Level 2 – Inputs are significant other observable inputs. 

Level 3 – Inputs are significant unobservable inputs. 

Fair values of assets measured on a recurring basis at December 31, 2025, are as follows: 

Level 1 Level 2 Level 3 Total

Federal agencies -$                     25,682,315$    -$                     25,682,315$    
Corporate bonds -                       7,765,023        -                       7,765,023        

-$                     33,447,338$    -$                     33,447,338$    
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Credit risk – It is the Pool’s general investment policy to apply the prudent person standard; investments 
shall be made with judgment and care under circumstances then prevailing which persons of prudence, 
discretion, and intelligence exercise in the management of their own affairs, not for speculation, but for 
investment, considering the probable safety of their capital as well as the probable income to be derived. 
Securities eligible for investments are direct obligations of the U.S. Government (U.S. Treasury 
obligations), U.S. Government agency securities, Corporate Bonds, and Money Market bank accounts. 
U.S. Treasury obligations are backed by the full faith and credit of the U.S. Government. Government 
agency securities are rated “AA+” by Standards and Poor’s. Certificates of deposit are covered by federal 
depository insurance. 

Concentration of risk – The Pool’s investment policy allows for the purchase of unlimited quantities of 
U.S. Treasury obligations, U.S. Government agency securities, certificates of deposit, or corporate bonds. 
At December 31, investments grouped in categories that are 5% or more as a percentage of the total 
investment portfolio were as follows: 

2025 2024

US Treasuries 67% 61%
Corporate bonds 21% 27%
Federal Farm Credit Bank 9% 5%
Federal Home Loan Bank 3% 4%
Mortgage Backed Securities 0% 3%

 
Fair value measurement – Investments are measured at fair value on a recurring basis. Recurring fair 
value measurements are those that GASB statements require or permit in the statements of net position 
at the end of each reporting period. Fair value measurements are categorized based on the valuation 
inputs used to measure an asset’s fair value. 

Level 1 – Inputs are quoted prices in active markets for identical assets. 

Level 2 – Inputs are significant other observable inputs. 

Level 3 – Inputs are significant unobservable inputs. 

Fair values of assets measured on a recurring basis at December 31, 2025, are as follows: 

Level 1 Level 2 Level 3 Total

Federal agencies -$                     25,682,315$    -$                     25,682,315$    
Corporate bonds -                       7,765,023        -                       7,765,023        

-$                     33,447,338$    -$                     33,447,338$    
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Fair values of assets measured on a recurring basis at December 31, 2024, are as follows: 

Level 1 Level 2 Level 3 Total

Federal agencies -$                     22,064,674$    -$                     22,064,674$    
Certificates of deposit -                       198,076           -                       198,076           
Corporate bonds -                       9,404,483        -                       9,404,483        

-$                     31,667,233$    -$                     31,667,233$    

 

Note 3 – SBITAs 

A summary of SBITA activity for the year ended December 31, 2025, is as follows: 

Balance Balance
December 31, December 31,

2024 Additions Retirements Transfers 2025
SBITA assets -$                        900,506$      -$                    -$                       900,506$             
Less accumulated 

amortization -                          (15,008)         -                      -                         (15,008)                

Total SBITA assets -$                        885,498$      -$                    -$                       885,498$             

Balance Balance Amounts 
December 31, December 31, Due Within 

2024 Additions Reductions 2025 One Year

SBITA liabilities -$                        900,506$      (2,204)$            898,302$           184,101$             

 
Amortization expense was $15,008 and $0 for the years ended December 31, 2025 and 2024, 
respectively. 

Fair values of assets measured on a recurring basis at December 31, 2024, are as follows:
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Fair values of assets measured on a recurring basis at December 31, 2024, are as follows: 

Level 1 Level 2 Level 3 Total

Federal agencies -$                     22,064,674$    -$                     22,064,674$    
Certificates of deposit -                       198,076           -                       198,076           
Corporate bonds -                       9,404,483        -                       9,404,483        

-$                     31,667,233$    -$                     31,667,233$    

 

Note 3 – SBITAs 

A summary of SBITA activity for the year ended December 31, 2025, is as follows: 

Balance Balance
December 31, December 31,

2024 Additions Retirements Transfers 2025
SBITA assets -$                        900,506$      -$                    -$                       900,506$             
Less accumulated 

amortization -                          (15,008)         -                      -                         (15,008)                

Total SBITA assets -$                        885,498$      -$                    -$                       885,498$             

Balance Balance Amounts 
December 31, December 31, Due Within 

2024 Additions Reductions 2025 One Year

SBITA liabilities -$                        900,506$      (2,204)$            898,302$           184,101$             

 
Amortization expense was $15,008 and $0 for the years ended December 31, 2025 and 2024, 
respectively. 

A summary of SBITA activity for the year ended December 31, 2025, is as follows:

Amortization expense was $15,008 and $0 for the years ended December 31, 2025 and 2024, respectively.

Note 3 – SBITAs
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The Pool establishes a liability for both reported and unreported insured events at undiscounted amounts, which 
includes estimates of both future payments of losses and related claims adjustment expenses. The following 
represents changes in liabilities for the Pool during the years ended December 31:

* Claim payments included $195,500, $337,372,and $54,808 of state subrogation payments received during the 
years ended December 31, 2025, 2024, and 2023 for prior year claims.

The change in provision for covered events of the prior year increased significantly from estimates due to the 
unfavorable increase in provision for 2022 property and general liability claims due to flooding and wildfires that 
were unprecedented in the Pool’s history.

Note 5 – Income Taxes 
AHRP is taxed as a mutual property/casualty insurance company. Deferred income tax assets result principally from 
differences between unpaid losses and loss adjustments, unrealized gains and losses, and unearned contributions 
for financial reporting and tax purposes. Tax expense consists of the following for the years ended December 31:

Note 4 – Losses and Loss Adjustment Expenses

continues page 35
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Note 4 – Losses and Loss Adjustment Expenses 

The Pool establishes a liability for both reported and unreported insured events at undiscounted amounts, 
which includes estimates of both future payments of losses and related claims adjustment expenses. The 
following represents changes in liabilities for the Pool during the years ended December 31: 

2025 2024
Losses and loss adjustment expense reserves, 

beginning of year 13,375,629$  12,350,488$  

Incurred losses and loss adjustment expenses
Provision for covered events of the current year 12,130,000    12,878,000    
Increase in provision for covered events 

of the prior years * 1,534,680      2,934,563      

Total incurred losses and loss adjustment expenses 13,664,680    15,812,563    

Payments
Losses and loss adjustment expenses attributable to

covered events of the current year 4,206,314      6,635,551      
Losses and loss adjustment expenses attributable to

covered events of the prior years * 9,240,127      8,151,871      

Total payments 13,446,441    14,787,422    

Loss and loss adjustment expense reserves, end of year 13,593,868$  13,375,629$  

Detail of losses and loss adjustment expense reserves
Current portion 8,753,409$    9,877,608$    
Long-term portion 4,840,459      3,498,021      

13,593,868$  13,375,629$  

* Claim payments included $195,500, $337,372,and $54,808 of state subrogation payments received 
during the years ended December 31, 2025, 2024, and 2023 for prior year claims.

 
The change in provision for covered events of the prior year increased significantly from estimates due to 
the unfavorable increase in provision for 2022 property and general liability claims due to flooding and 
wildfires that were unprecedented in the Pool’s history. 
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Note 5 – Income Taxes 

AHRP is taxed as a mutual property/casualty insurance company. Deferred income tax assets result 
principally from differences between unpaid losses and loss adjustments, unrealized gains and losses, 
and unearned contributions for financial reporting and tax purposes. Tax expense consists of the 
following for the years ended December 31: 

2025 2024

Deferred – Federal (16,952)$        247,369$       
Deferred – State (2,971)            29,995           

Total deferred (19,923)          277,364         

Current – Federal (887,497)        (737,558)        
Current – State (298,384)        (254,446)        

Total current (1,185,881)     (992,004)        

(1,205,804)$   (714,640)$      

 
The effective tax rate differs from the rate applied to the Pool’s increase in net position before income 
taxes principally due to only AHRP being taxed as a mutual property/casualty insurance corporation. 

The components of the deferred income tax asset are as follows as of December 31: 

2025 2024

Unearned contributions 461,335$       503,427$       
Unrealized losses (39,055)          (31,051)          
Loss reserve discount 98,656           71,841           
Capital loss disallowed 8,822             6,771             
TCJA – loss reserve discounting -                     (1,307)            

Net deferred tax asset 529,758$       549,681$       

 

Note 6 – Excess and Reinsurance 

The Pool purchases excess insurance and reinsurance to reduce its financial exposure to loss. The Pool 
does not report any liabilities that are the responsibility of the reinsurance or the excess insurance carrier. 

All property and casualty lines for HARRP are self-insured at a level of $2,000,000 per occurrence. 
HARRP secured $45,000,000 of coverage in excess of the underlying $2,000,000 for property losses 
through an additional excess insurance policy. HARRP provides coverage for the members’ stated total 
insured value up to the excess coverage limit. 
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The effective tax rate differs from the rate applied to the Pool’s increase in net position before income taxes principally 
due to only AHRP being taxed as a mutual property/casualty insurance corporation.

The components of the deferred income tax asset are as follows as of December 31:

Note 6 – Excess and Reinsurance

The Pool purchases excess insurance and reinsurance to reduce its financial exposure to loss. The Pool does not 
report any liabilities that are the responsibility of the reinsurance or the excess insurance carrier. All property and 
casualty lines for HARRP are self-insured at a level of $2,000,000 per occurrence.

HARRP secured $45,000,000 of coverage in excess of the underlying $2,000,000 for property losses through an 
additional excess insurance policy. HARRP provides coverage for the members’ stated total insured value up to the 
excess coverage limit. 

AHRP provides only general liability, property, and tenant discrimination coverage. The general liability coverage for 
AHRP is self-insured at a level of $1,000,000 per occurrence. $1,000,000 of reinsurance has been secured to provide 
higher limit coverage on both the property and general liability lines. Additionally, AHRP secured $45,000,000 in 
excess of the underlying $2,000,000 for property losses through an additional excess insurance policy.

During December 2017, HARRP and AHRP entered into a Regulation 114 Trust to provide collateral for PESLIC in 
exchange for fronting the credit risk related to AHRP’s reinsurance. The collateral is included in restricted 
investments consisting of certificates of deposit, federal agencies, and corporate bonds totaling $6,085,060 
and $5,149,823 at December 31, 2025 and 2024, respectively. AHRP is a grantor on the Regulation 114 Trust.

Note 7 – Retirement & Note 8 – Pensions (Left out intentionally) 
See full audited financial statements for further information.

Note 9 – Subsequent Events
We have evaluated subsequent events through March 20, 2026, the date that these financial statements were 
available to be issued.

HARRP Note 5 continues...
from page 34
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Note 5 – Income Taxes 

AHRP is taxed as a mutual property/casualty insurance company. Deferred income tax assets result 
principally from differences between unpaid losses and loss adjustments, unrealized gains and losses, 
and unearned contributions for financial reporting and tax purposes. Tax expense consists of the 
following for the years ended December 31: 

2025 2024

Deferred – Federal (16,952)$        247,369$       
Deferred – State (2,971)            29,995           

Total deferred (19,923)          277,364         

Current – Federal (887,497)        (737,558)        
Current – State (298,384)        (254,446)        

Total current (1,185,881)     (992,004)        

(1,205,804)$   (714,640)$      

 
The effective tax rate differs from the rate applied to the Pool’s increase in net position before income 
taxes principally due to only AHRP being taxed as a mutual property/casualty insurance corporation. 

The components of the deferred income tax asset are as follows as of December 31: 

2025 2024

Unearned contributions 461,335$       503,427$       
Unrealized losses (39,055)          (31,051)          
Loss reserve discount 98,656           71,841           
Capital loss disallowed 8,822             6,771             
TCJA – loss reserve discounting -                     (1,307)            

Net deferred tax asset 529,758$       549,681$       

 

Note 6 – Excess and Reinsurance 

The Pool purchases excess insurance and reinsurance to reduce its financial exposure to loss. The Pool 
does not report any liabilities that are the responsibility of the reinsurance or the excess insurance carrier. 

All property and casualty lines for HARRP are self-insured at a level of $2,000,000 per occurrence. 
HARRP secured $45,000,000 of coverage in excess of the underlying $2,000,000 for property losses 
through an additional excess insurance policy. HARRP provides coverage for the members’ stated total 
insured value up to the excess coverage limit. 

35



 
Ho

us
in

g 
Au

th
or

ity
 R

is
k 

Re
te

nt
io

n 
Po

ol
 

40
 

 

Re
co

nc
ili

at
io

n 
of

 C
la

im
s 

Li
ab

ili
tie

s 
by

 T
yp

e 
of

 C
ov

er
ag

e 
(U

na
ud

ite
d)

 
Ye

ar
s 

En
de

d 
De

ce
m

be
r 3

1,
 2

02
5 

an
d 

20
24

 

Th
e 

sc
he

du
le

 b
el

ow
 p

re
se

nt
s 

th
e 

ch
an

ge
s 

in
 lo

ss
es

 a
nd

 lo
ss

 a
dj

us
tm

en
t e

xp
en

se
s 

fo
r 2

02
5 

an
d 

20
24

 fo
r t

he
 P

oo
l’s

 th
re

e 
ty

pe
s 

of
 c

ov
er

ag
e,

 
pr

op
er

ty
, g

en
er

al
 a

nd
 p

ub
lic

 o
ffi

ci
al

s’
 li

ab
ilit

y,
 a

nd
 a

ut
om

ob
ile

 li
ab

ilit
y:

 

20
25

20
24

20
25

20
24

20
25

20
24

20
25

20
24

Lo
ss

es
 a

nd
 lo

ss
 a

dj
us

tm
en

t e
xp

en
se

re
se

rv
es

, b
eg

in
ni

ng
 o

f y
ea

r
6,

79
9,

22
0

$ 
   

 
7,

52
8,

48
2

$ 
 

6,
18

3,
23

3
$ 

 
4,

45
8,

98
0

$ 
   

   
 

39
3,

17
7

$ 
   

 
36

3,
02

7
$ 

   
 

13
,3

75
,6

29
$ 

  
12

,3
50

,4
88

$ 
  

In
cu

rre
d 

lo
ss

es
 a

nd
 lo

ss
ad

ju
st

m
en

t e
xp

en
se

s
Pr

ov
is

io
n 

fo
r c

ov
er

ed
 e

ve
nt

s
of

 th
e 

cu
rre

nt
 y

ea
r

8,
57

8,
00

0
   

   
 

10
,0

98
,0

00
  

3,
31

0,
00

0
   

 
2,

39
7,

00
0

   
   

   
 

24
2,

00
0

   
   

 
38

3,
00

0
   

   
 

12
,1

30
,0

00
   

  
12

,8
78

,0
00

   
  

D
ec

re
as

e 
(in

cr
ea

se
) i

n
pr

ov
is

io
n 

fo
r c

ov
er

ed
ev

en
ts

 o
f t

he
 p

rio
r y

ea
rs

1,
20

0,
49

7
   

   
 

65
2,

50
2

   
   

 
32

5,
69

8
   

   
 

1,
94

9,
64

0
   

   
   

 
8,

48
5

   
   

   
  

33
2,

42
1

   
   

 
1,

53
4,

68
0

   
   

 
2,

93
4,

56
3

   
   

 

To
ta

l i
nc

ur
re

d 
lo

ss
es

an
d 

lo
ss

 a
dj

us
tm

en
t

ex
pe

ns
es

9,
77

8,
49

7
   

   
 

10
,7

50
,5

02
  

3,
63

5,
69

8
   

 
4,

34
6,

64
0

   
   

   
 

25
0,

48
5

   
   

 
71

5,
42

1
   

   
 

13
,6

64
,6

80
   

  
15

,8
12

,5
63

   
  

Pa
ym

en
ts

Lo
ss

es
 a

nd
 lo

ss
 a

dj
us

tm
en

t
ex

pe
ns

es
 a

ttr
ib

ut
ab

le
 to

co
ve

re
d 

ev
en

ts
 o

f t
he

cu
rre

nt
 y

ea
r

3,
92

5,
74

2
   

   
 

6,
27

1,
86

2
   

 
99

,4
91

   
   

   
91

,3
22

   
   

   
   

   
18

1,
08

1
   

   
 

27
2,

36
7

   
   

 
4,

20
6,

31
4

   
   

 
6,

63
5,

55
1

   
   

 
Lo

ss
es

 a
nd

 lo
ss

 a
dj

us
tm

en
t

ex
pe

ns
es

 a
ttr

ib
ut

ab
le

 to
co

ve
re

d 
ev

en
ts

 o
f t

he
pr

io
r y

ea
rs

7,
37

5,
18

9
   

   
 

5,
20

7,
90

2
   

 
1,

59
1,

10
9

   
 

2,
53

1,
06

5
   

   
   

 
27

3,
82

9
   

   
 

41
2,

90
4

   
   

 
9,

24
0,

12
7

   
   

 
8,

15
1,

87
1

   
   

 

To
ta

l p
ay

m
en

ts
11

,3
00

,9
31

   
  

11
,4

79
,7

64
  

1,
69

0,
60

0
   

 
2,

62
2,

38
7

   
   

   
 

45
4,

91
0

   
   

 
68

5,
27

1
   

   
 

13
,4

46
,4

41
   

  
14

,7
87

,4
22

   
  

Lo
ss

es
 a

nd
 lo

ss
 a

dj
us

tm
en

t e
xp

en
se

re
se

rv
es

, e
nd

 o
f y

ea
r

5,
27

6,
78

6
$ 

   
 

6,
79

9,
22

0
$ 

 
8,

12
8,

33
1

$ 
 

6,
18

3,
23

3
$ 

   
   

 
18

8,
75

2
$ 

   
 

39
3,

17
7

$ 
   

 
13

,5
93

,8
68

$ 
  

13
,3

75
,6

29
$ 

  

Pr
op

er
ty

G
en

er
al

 a
nd

 P
ub

lic
 

O
ffi

ci
al

s' 
Li

ab
ilit

y
Au

to
m

ob
ile

 L
ia

bi
lit

y
To

ta
ls

 

Reconciliation of Claims Liabilities by Type of Coverage (Unaudited)
Years Ended December 31, 2025 and 2024
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CLAIMS DEVELOPMENT INFORMATION

The schedule illustrates the Pool’s earned revenues (net of reinsurance) and investment income (loss) compared to 
related costs of loss (net of loss assumed by reinsurers) and other expenses assumed by the Pool as of the end of the 
year.

The rows of the table are defined as follows:
1.	 This line shows the total of each year’s earned contribution revenues and investment revenues.

2.	 This line shows each year’s other operating costs of the Pool including overhead and claims expense not  
	 allocable to individual claims. All unallocable administration expenses are charged to the current year.

3.	 This line shows the Pool’s incurred claims and allocated claim adjustment expense (both paid and accrued)  
	 as originally reported at the end of the year.

4.	 This section shows the cumulative amounts paid as of the end of the year.

5.	 This line shows the latest reestimated amount of claims assumed by reinsurers as of the end of the current  
	 year for each insured year.

6.	 This annual re-estimation results from new information received on known claims, as well as emergence  
	 of new claims not previously known.

7.	 This line compares the latest re-estimated incurred claim amount to the amount originally established (line 3)  
	 and shows whether this later estimate of claims cost is greater or less than originally estimated.

As data for individual policy years mature, the correlation between original estimates and re-estimated amounts 
is commonly used to evaluate the accuracy of incurred claims currently recognized in less mature policy years.

Ten-Year Loss Development Information (Unaudited)
December 31, 2025
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The Board of Directors
Housing Authorities Risk Retention Pool

We have audited, in accordance with the auditing standards generally accepted in the United States of America and the standards 
applicable to financial audits contained in Government Auditing Standards issued by the Comptroller General of the United States 
(Government Audit Standards), the financial statements of the entity and presented component units of Housing Authorities Risk
Retention Pool (the Pool) as of and for the year ended December 31, 2025, and the related notes to the financial statements, which 
collectively comprise Housing Authorities Risk Retention Pool basic financial statements, and have issued our report thereon dated 
March 20, 2026.

Report on Internal Control Over Financial Reporting
In planning and performing our audit of the financial statements, we considered Housing Authorities Risk Retention Pool’s 
internal control over financial reporting (internal control) as a basis for designing audit procedures that are appropriate in the 
circumstances for the purpose of expressing our opinion on the financial statements, but not for the purpose of expressing an 
opinion on the effectiveness of Housing Authorities Risk Retention Pool’s internal control. Accordingly, we do not express an 
opinion on the effectiveness of Housing Authorities Risk Retention Pool’s internal control.

A deficiency in internal control exists when the design or operation of a control does not allow management or employees, in the 
normal course of performing their assigned functions, to prevent, or detect and correct, misstatements on a timely basis. A material 
weakness is a deficiency, or a combination of deficiencies, in internal control such that there is a reasonable possibility that a
material misstatement of the entity’s financial statements will not be prevented, or detected and corrected, on a timely basis. A
significant deficiency is a deficiency, or a combination of deficiencies, in internal control that is less severe than a material 
weakness, yet important enough to merit attention by those charged with governance.

Our consideration of internal control was for the limited purpose described in the first paragraph of this section and was not 
designed to identify all deficiencies in internal control that might be material weaknesses or significant deficiencies. Given these 
limitations, during our audit we did not identify any deficiencies in internal control that we consider to be material weaknesses. 
However, material weaknesses or significant deficiencies may exist that were not identified.

Report on Compliance and Other Matters
As part of obtaining reasonable assurance about whether the Pool’s financial statements are free from material misstatement, we 
performed tests of its compliance with certain provisions of laws, regulations, contracts, and grant agreements, noncompliance 
with which could have a direct and material effect on the financial statements. However, providing an opinion on compliance with 
those provisions was not an objective of our audit, and accordingly, we do not express such an opinion. The results of our tests 
disclosed no instances of noncompliance or other matters that are required to be reported under Government Auditing Standards.

Purpose of this Report
The purpose of this report is solely to describe the scope of our testing of internal control and compliance and the results of that 
testing, and not to provide an opinion on the effectiveness of the entity’s internal control or on compliance. This report is an integral 
part of an audit performed in accordance with Government Auditing Standards in considering the entity’s internal control and
compliance. Accordingly, this communication is not suitable for any other purpose.

Portland, Oregon
March 20, 2026

Report of Independent Auditors on Internal Control Over Financial Reporting and on 
Compliance and Other Matters Based on an Audit of Financial Statements Performed in 
Accordance with Government Auditing Standards
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		  The Board of Directors
		  Affordable Housing Risk Pool and Subsidiary
		  Report on the Audit of the Financial Statements

Opinion
We have audited the consolidated financial statements of Affordable Housing Risk Pool and Subsidiary (the Pool), which comprise the 
consolidated balance sheets as of December 31, 2025 and 2024, and the related consolidated statements of operations and unassigned 
surplus and cash flowsfor the years then ended, and the related notes to the consolidated financial statements.

In our opinion, the accompanying consolidated financial statements present fairly, in all material respects, the financial position of Affordable 
Housing Risk Pool and Subsidiary as of December 31, 2025 and 2024, and the results of their operations and their cash flows for the years 
then ended in accordance with accounting principles generally accepted in the United States of America.

Basis for Opinion
We conducted our audits in accordance with auditing standards generally accepted in the United States of America (GAAS). Our 
responsibilities under those standards are further described in the Auditor’s Responsibilities for the Audit of the Financial Statements 
section of our report. We are required to be independent of Affordable Housing Risk Pool and Subsidiary and to meet our other ethical 
responsibilities, in accordance with the relevant ethical requirements relating to our audits. We believe that the audit evidence we have 
obtained is sufficient and appropriate to provide a basis for our audit opinion.

Responsibilities of Management for the Financial Statements
Management is responsible for the preparation and fair presentation of the financial statements in accordance with accounting principles 
generally accepted in the United States of America, and for the design, implementation, and maintenance of internal control relevant to the 
preparation and fair presentation of financial statements that are free from material misstatement, whether due to fraud or error.

In preparing the consolidated financial statements, management is required to evaluate whether there are conditions or events, considered 
in the aggregate, that raise substantial doubt about Affordable Housing Risk Pool and Subsidiary’s ability to continue as a going concern 
within one year after the date that the consolidated financial statements are available to be issued.

Auditor’s Responsibilities for the Audit of the Financial Statements
Our objectives are to obtain reasonable assurance about whether the financial statements as a whole are free from material misstatement, 
whether due to fraud or error, and to issue an auditor’s report that includes our opinion. Reasonable assurance is a high level of assurance but is 
not absolute assurance and therefore is not a guarantee that an audit conducted in accordance with GAAS and Government Auditing Standards 
will always detect a material misstatement when it exists. The risk of not detecting a material misstatement resulting from fraud is higher than 
for one resulting from error, as fraud may involve collusion, forgery, intentional omissions, misrepresentations, or the override of internal control. 
Misstatements are considered material if there is a substantial likelihood that, individually or in the aggregate, they would influence the 
judgment made by a reasonable user based on the financial statements.

In performing an audit in accordance with GAAS, we: 
•	 Exercise professional judgment and maintain professional skepticism throughout the audit.
•	 Identify and assess the risks of material misstatement of the financial statements, whether due to fraud or error, and design and perform  
	 audit procedures responsive to those risks. Such procedures include examining, on a test basis, evidence regarding the amounts and  
	 disclosures in the financial statements.
•	 Obtain an understanding of internal control relevant to the audit in order to design audit procedures that are appropriate in the  
	 circumstances, but not for the purpose of expressing an opinion on the effectiveness of the Pool’s internal control. Accordingly, no  
	 such opinion is expressed.
•	 Evaluate the appropriateness of accounting policies used and the reasonableness of significant accounting estimates made by  
	 management, as well as evaluate the overall presentation of the financial statements.
•	 Conclude whether, in our judgment, there are conditions or events, considered in the aggregate, that raise substantial doubt about  
	 Affordable Housing Risk Pool and Subsidiary’s ability to continue as a going concern for a reasonable period of time.

We are required to communicate with those charged with governance regarding, among other matters, the planned scope and timing of 
the audit, significant audit findings, and certain internal control–related matters that we identified during the audit.

Required Supplementary Information
Our audit was conducted for the purpose of forming an opinion on the consolidated financial statements as a whole. The Management’s 
Discussion and Analysis on pages 44 through 49, the Reconciliation of Claims Liabilities by Type of Coverage, and the Yearly Loss Development
Information on pages 61 through 63 (collectively, the required supplementary information) is presented for purposes of additional analysis and 
is not a required part of the consolidated financial statements. Such information is the responsibility of management and was derived from and 
relates directly to the underlying accounting and other records used to prepare the consolidated financial statements.

We have applied certain limited procedures to the supplementary information in accordance with auditing standards generally accepted in 
the United States of America, which consisted of inquires of management about the methods of preparing the information and comparing 
the information for consistency with management’s response to our inquiries, the consolidated financial statements, and other knowledge 
we obtained during our audits of the consolidated financial statements. We do not express an opinion or provide any assurance on the 
information because the limited procedures do not provide us with sufficient evidence to express an opinion or provide any assurance.

Report of Independent Auditors

continues page 45
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Additional Supplementary Information
Our audit was conducted for the purpose of forming an opinion on the consolidated financial statements as a whole. The consolidating balance 
sheet and consolidating statement of operations and unassigned surplus (collectively, additional supplementary information) are presented for
purposes of additional analysis and are not a required part of the consolidated financial statements. The additional supplementary information 
is the responsibility of management and was derived from and relates directly to the underlying accounting and other records used to prepare 
the consolidated financial statements. The information has been subjected to the auditing procedures applied in the audit of the consolidated 
financial statements and certain additional procedures, including comparing and reconciling such information directly to the underlying 
accounting and other records used to prepare the consolidated financial statements or to the consolidated financial statements themselves,
and other additional procedures in accordance with auditing standards generally accepted in the United States of America. In our opinion, the 
additional supplementary information is fairly stated, in all material respects, in relation to the consolidated financial statements as a whole.

Portland, Oregon 
March 20, 2026

The management of the Affordable Housing Risk Pool and Subsidiary (AHRP) is pleased to offer this narrative 
overview and analysis of the financial activities for the fiscal year ended December 31, 2025.We encourage readers 
to consider the information presented here in conjunction with AHRP’s consolidated financial statements and notes.

Financial Highlights
AHRP’s revenues exceeded budgeted figures by 3.3% due to the growth of the pool in which 30 new policies were 
added to the pool’s portfolio. Included in the budget was the implementation of a minimum square foot cost factor. 
Claim costs, reinsurance costs, and administrative/tax costs were higher than budgeted given the growth that was 
experienced. Despite these higher costs, AHRP ended with a positive gain. Additionally, AHRP’s subsidiary, the 
ORWACA Agency Insurance Services, LLC continued to outpace its sales estimates for commercial placement of 
policies that cannot be retained within the risk pool.

As such, AHRP and its subsidiary had a net increase of $4,458,245 in 2025 compared to a net increase of 
$1,804,982 in 2024.

AHRP is a manager-managed limited liability company. The AHRP Board of Directors has full and exclusive 
responsibility over the management of the business and affairs of AHRP. The AHRP Board is comprised of nine 
directors, seven of which are Member Affiliated Directors and two are Policyholder Affiliated Directors. The 
Member Affiliated Directors are individuals who are current directors of the Housing Authorities Risk Retention 
Pool (HARRP) and who are selected by HARRP to serve on the AHRP Board. The Member Affiliated Directors 
appoint the Policyholder Affiliated Directors, who are employees, officers, partners, or managers of an AHRP 
policyholder but have no other relationship withHARRP or public housing. The Board of Directors oversees 
program changes and recommendations, financial overview, underwriting, claims management, and loss control.

General Program Highlights
AHRP was formed in 2011 as an alternative insurance provider for nonprofit corporations and tax credit limited 
partnerships and limited liability companies engaged in providing affordable housing. AHRP was organized as a 
limited liability company under the Oregon Limited Liability Company Act and is a wholly owned subsidiary of 
HARRP. Based on an actuarial feasibility study, HARRP made a $5,000,000 capital contribution to AHRP in February 
2011. HARRP contributed an additional $1,000,000 in December 2020 to compensate for the high losses and another
$1,500,000 capital infusion in December 2021. AHRP utilizes the same investment management firm as HARRP 
and invests its capital very conservatively. AHRP’s capital is predominantly invested in obligations of the U.S. 
Government, U.S. Government agencies, U.S. Government sponsored agencies, and Corporate Bonds with maturities 
of less than five years and a limited number of certificates of deposit, each under $250,000.

Claims administration, risk management, financial services, and underwriting are performed in-house. Claims 
adjusting, actuarial analysis, financial audits, and legal counsel are outsourced to firms specializing in pooling, 
habitational risks, employment law, and civil litigation.

continues page 45
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The annual financial report includes Consolidated Balance Sheets, Consolidated Statements of 
Operations and Unassigned Surplus, and Consolidated Statements of Cash Flows. This report also 
contains information to supplement the basic financial statements. 

• The Consolidated Balance Sheets present information about AHRP’s assets, liabilities, and 
unassigned surplus. Future increases or a decrease in the unassigned surplus from year to year is 
an indication of how effectively AHRP is rating its program to assure sufficient funding as well as 
AHRP’s internal administrative efficiency. 

• The Consolidated Statements of Operations and Unassigned Surplus present information showing 
total revenues versus total expenses. All revenues and expenses are reported on an accrual basis. 
In the supplementary information section of the audit report is the Reconciliation of Claims 
Liabilities by Type of Coverage. The Yearly Loss Development Information schedule for the 
inception period of 2025 will, over time, show loss development which confirms, or denies, that the 
originally funded rate was adequate, or inadequate, to cover the cost of losses as the loss matures. 

2025 2024
ASSETS

Current assets 20,959,455$    17,794,520$    
Noncurrent assets 7,610,621        7,020,012        

Total assets 28,570,076$    24,814,532$    

LIABILITIES
Current liabilities 13,470,051$    14,891,586$    
Noncurrent liabilities 2,150,772        1,431,938        

Total liabilities 15,620,823      16,323,524      

UNASSIGNED SURPLUS 12,949,253      8,491,008        
 

Total liabilities and unassigned surplus 28,570,076$    24,814,532$    

ANALYSIS OF BALANCE SHEET

 
Total unassigned surplus increased by $4,458,245. 

AHRP has approximately $7 million invested predominantly in obligations of the U.S. Government, U.S. 
Government agencies and U.S. Government backed securities, Corporate Bonds, and Certificates of 
Deposit as stipulated by applicable state investment statutes. Income derived from these investments is 
used to help determine future rates and to offset administrative costs associated with the implementation 
of services and compliance with local, state, and federal statutes. 

Liabilities – AHRP’s liabilities are comprised of unearned member contributions (deferred revenue), 
claim reserves payable at a future date, incurred but not reported (IBNR) claims, and accounts payable. 

FinancialStatement Overview
AHRP reports its financial activities on the accrual method of accounting. AHRP establishes a budget annually to 
monitor many aspects of the financial status of the pool. 

The annual financial report includes Consolidated Balance Sheets, Consolidated Statements of Operations and 
Unassigned Surplus, and Consolidated Statements of Cash Flows. This report also contains information to 
supplement the basic financial statements.

• 	 The Consolidated Balance Sheets present information about AHRP’s assets, liabilities, and unassigned surplus.  
	 Future increases or a decrease in the unassigned surplus from year to year is an indication of how effectively  
	 AHRP is rating its program to assure sufficient funding as well as AHRP’s internal administrative efficiency.

• 	 The Consolidated Statements of Operations and Unassigned Surplus present information showing total revenues
	 versus total expenses. All revenues and expenses are reported on an accrual basis. In the supplementary 
	 information section of the audit report is the Reconciliation of Claims Liabilities by Type of Coverage. The Yearly
	 Loss Development Information schedule for the inception period of 2025 will, over time, show loss development 
	 which confirms, or denies, that the originally funded rate was adequate, or inadequate, to cover the cost of losses
	 as the loss matures.

Total unassigned surplus increased by $4,458,245.

AHRP has approximately $7 million invested predominantly in obligations of the U.S. Government, U.S. Government 
agencies and U.S. Government backed securities, Corporate Bonds, and Certificates of Deposit as stipulated by 
applicable state investment statutes. Income derived from these investments is used to help determine future rates 
and to offset administrative costs associated with the implementation of services and compliance with local, state, 
and federal statutes.

Liabilities
AHRP’s liabilities are comprised of unearned member contributions (deferred revenue), claim reserves payable at a 
future date, incurred but not reported (IBNR) claims, and accounts payable.

Analysis of the Consolidated Statements of Operations and Unassigned Surplus
The Consolidated Statements of Operations and Unassigned Surplus depict the activities of AHRP for the fiscal years 
ended December 31, 2025 and 2024. The revenues and expenses are presented on an accrual basis of  accounting.

AHRP Discussion continues...
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Analysis of the Consolidated Statements of Operations and Unassigned Surplus – The 
Consolidated Statements of Operations and Unassigned Surplus depict the activities of AHRP for the 
fiscal years ended December 31, 2025 and 2024. The revenues and expenses are presented on an 
accrual basis of accounting. 

2025 2024
REVENUES

Member contributions 21,765,840$    18,461,455$    
Investment income 800,540           505,970           
Other income 380,550           408,306           

Total revenues 22,946,930      19,375,731      

EXPENSES
Claims expense 6,840,364        6,443,901        
Administration/other expense 11,648,321      11,126,848      

Total expenses 18,488,685      17,570,749      

NET INCOME 4,458,245        1,804,982        

Unassigned surplus, beginning 8,491,008        6,686,026        

Unassigned surplus, ending 12,949,253$    8,491,008$      

 
For complete information please refer to the accompanying consolidated financial statements and the 
related notes to the consolidated financial statements. 

Revenues – The predominant source of AHRP’s revenue is policies issued and the resulting premium 
collected. Policyholder premium payments provide revenue for AHRP to manage its objectives of  
self-insurance and ceding risk. Rates are determined annually based on an actuarial analysis that 
considers loss trends, exposure units, and other trending factors. Rates are ultimately adopted by the 
Board of Directors. The first year of a pooled rating formula versus state specific rates was 2018. The 
rationale behind a pooled rating is a greater spread of the risk among all policies issued in the four states 
that AHRP is legislatively allowed to operate. Property rates are generated on the total insured value for 
each policy and the general liability rates are based on the number of units (doors). 

Expenses – Pool administration costs are comprised of administration expenses, claims handling costs, 
and claim payments. In 2025, AHRP’s expenses increased by $917,936. This is due to increased costs of 
administering the claims and more resources allocated to AHRP administration over 2024 levels. 

A critical element in AHRP’s business operations are assurances of AHRP’s financial strength that are 
provided to lenders and syndicators. This financial strength is bolstered by AHRP’s partnership with a 
highly regarded global reinsurer, which enables AHRP to maintain an AM Best rating of A+. 

Debt administration – AHRP has no existing or pending long term debt. HARRP, in its discretion, can 
provide additional capital to AHRP if needed. 

For complete information please refer to the accompanying consolidated financial statements and the related notes 
to the consolidated financial statements.

Revenues
The predominant source of AHRP’s revenue is policies issued and the resulting premium collected. Policyholder 
premium payments provide revenue for AHRP to manage its objectives of self-insurance and ceding risk. Rates are 
determined annually based on an actuarial analysis that considers loss trends, exposure units, and other trending 
factors. Rates are ultimately adopted by the Board of Directors. The first year of a pooled rating formula versus state 
specific rates was 2018. The rationale behind a pooled rating is a greater spread of the risk among all policies issued 
in the four states that AHRP is legislatively allowed to operate. Property rates are generated on the total insured 
value for each policy and the general liability rates are based on the number of units (doors).

Expenses
Pool administration costs are comprised of administration expenses, claims handling costs, and claim payments. In 
2025, AHRP’s expenses increased by $917,936. This is due to increased costs of administering the claims and more 
resources allocated to AHRP administration over 2024 levels. A critical element in AHRP’s business operations are 
assurances of AHRP’s financial strength that are provided to lenders and syndicators. This financial strength is 
bolstered by AHRP’s partnership with a highly regarded global reinsurer, which enables AHRP to maintain an AM 
Best rating of A+.

Debt Administration
AHRP has no existing or pending long term debt. HARRP, in its discretion, can provide additional capital to AHRP if 
needed.

Forecast of Facts or Conditions Affecting Results of Operations
Because AHRP is heavily dependent on reinsurance and fronting, it is subject to many of the same volatile market 
swings faced by the insurance industry. AHRP is experiencing a marked increase in the frequency and severity of 
water damage and fire claims, due primarily to permanent supportive housing issues. Additionally, these insurance 
markets are not prone to classify habitational risks as exposures they want in their portfolio. Couple that with 
the wildfire exposures on the west coast and the acquisition of excess property coverage from the reinsurance 
markets has become very difficult and expensive to acquire. In an attempt to control the impact of market 
fluctuations, AHRP’s ongoing strategy is to aggressively control claim costs and implement risk control 
strategies. Additionally, AHRP will continue to devise methods of making the program more efficient and less 
dependent on the insurance industry.

Financial Contact
This financial report is designed to provide a general overview of AHRP’s finances. Questions concerning any of 
the information provided in this report or requests for additional financial information should be addressed to 
the Executive Director, Affordable Housing Risk Pool LLC, 4660 NE 77th Avenue, Suite 310, Vancouver, WA 98662.
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Consolidated Balance Sheets 
December 31, 2025 and 2024 

2025 2024

CURRENT ASSETS
Cash and cash equivalents 20,268,996$    17,081,605$    
Interest receivable 59,151             53,777             
Investments 117,274           337,106           
Accounts receivable 235,075           191,211           
Income tax receivable 153,198           -                      
Prepaid expenses 125,761           130,821           

Total current assets 20,959,455      17,794,520      

DEFERRED INCOME TAX ASSET 529,758           549,681           

NON-CURRENT INVESTMENTS 7,080,863        6,470,331        

Total assets 28,570,076$    24,814,532$    

CURRENT LIABILITIES
Accounts payable and accrued expenses 68,644$           782,559$         
Unearned contributions 9,643,963        10,653,206      
Income tax payable -                      548,245           
Current portion of losses and loss adjustment expense

reserves 3,757,444        2,907,576        

Total current liabilities 13,470,051      14,891,586      

NON-CURRENT PORTION OF LOSSES AND LOSS
ADJUSTMENT EXPENSE RESERVES 2,150,772        1,431,938        

Total liabilities 15,620,823      16,323,524      

CONTINGENCIES (NOTE 7)

UNASSIGNED SURPLUS 12,949,253      8,491,008        

Total liabilities and unassigned surplus 28,570,076$    24,814,532$    

ASSETS

LIABILITIES AND UNASSIGNED SURPLUS
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Consolidated Statements of Operations and Unassigned Surplus 
Years Ended December 31, 2025 and 2024 

2025 2024
OPERATING REVENUES

Contributions earned 21,765,840$    18,461,455$    
Commissions 380,550           408,306           

Total operating revenues 22,146,390      18,869,761      

OPERATING EXPENSES
Change in losses and loss adjustment expenses incurred 6,840,364        6,443,901        
Excess and reinsurance expense 9,653,170        9,575,631        
Professional fees 64,486             41,394             
General and administrative expense 724,861           795,183           

Total operating expenses 17,282,881      16,856,109      

OPERATING INCOME 4,863,509        2,013,652        

NON-OPERATING INCOME 
Investment income 800,540           505,970           

NET INCOME BEFORE INCOME TAX EXPENSE 5,664,049        2,519,622        

INCOME TAX EXPENSE (1,205,804)      (714,640)         

NET INCOME 4,458,245        1,804,982        

UNASSIGNED SURPLUS, beginning of year 8,491,008        6,686,026        

UNASSIGNED SURPLUS, ending of year 12,949,253$    8,491,008$      
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Consolidated Statements of Cash Flows 
Years Ended December 31, 2025 and 2024 

2025 2024
CASH FLOWS FROM OPERATING ACTIVITIES

Contributions received 20,712,733$    24,587,258$    
Commissions received 380,550           408,306           
Interest received 690,889           560,639           
Taxes paid (1,887,324)      (581,768)         
Losses and loss adjustment expenses paid (5,271,662)      (5,885,730)      
Other amounts paid (1,433,716)      (431,992)         
Professional fees paid (64,486)           (41,394)           
Excess and reinsurance insurance expenses paid (9,653,170)      (9,575,631)      

Net cash provided by operating activities 3,473,814        9,039,688        

CASH FLOWS FROM INVESTING ACTIVITIES
Purchase of investments (2,656,703)      (5,767,891)      
Proceeds from sales and maturities of investments 2,370,280        5,507,355        

Net cash used in investing activities (286,423)         (260,536)         

NET INCREASE IN CASH AND CASH 
EQUIVALENTS 3,187,391        8,779,152        

CASH AND CASH EQUIVALENTS, beginning of year 17,081,605      8,302,453        

CASH AND CASH EQUIVALENTS, end of year 20,268,996$    17,081,605$    

RECONCILIATION OF NET INCOME TO CASH
PROVIDED BY OPERATING ACTIVITIES

Net income 4,458,245$      1,804,982$      
Adjustments to reconcile net income to net cash

provided by operating activities
Change in deferred income taxes 19,923             (277,364)         
Loss (gain) on sale of investments (19,009)           10,285             
Change in fair value of investments (85,268)           21,054             
Changes in assets and liabilities

Interest receivable (5,374)             23,330             
Accounts receivable (43,864)           197,267           
Prepaid expenses 5,060               (14,876)           
Accounts payable and accrued expenses (713,915)         378,067           
Unearned contributions (1,009,243)      5,928,536        
Income tax payable (548,245)         410,236           
Losses and loss adjustment expense reserves 1,568,702        558,171           

Net cash provided by operating activities 3,473,814$      9,039,688$      
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Notes to Financial Statements
Note 1 – Significant Accounting Policies

Nature of Operations
Affordable Housing Risk Pool (the Pool) is a wholly owned subsidiary of Housing Authorities Risk Retention Pool 
(HARRP) created for the purpose of offering property, general liability, and tenant discrimination coverage to 
low-income housing tax credit and nonprofit corporations providing affordable housing. The Pool began operations 
on March 31, 2011.

The consolidated financial statements have been prepared in conformity with accounting principles generally 
accepted in the United States of America (U.S. GAAP). 

Principles of Consolidation 
The accompanying consolidated financial statements include the accounts of Affordable Housing Risk Pool (AHRP) 
and ORWACA Agency Insurance Services, LLC (Agency). The Agency is a member managed LLC owned by AHRP 
(100% ownership). All significant intercompany transactions have been eliminated in consolidation.

Pool Administration 
The Pool has engaged its parent-company, HARRP, to be the service administrator of the Pool. Through a management 
agreement with HARRP, administration and expenses for services such as securing insurance coverage, marketing, 
underwriting, preparation of consolidated financial statements, claims administration, risk management, billing, 
collections, contribution audits, and other services are paid directly to HARRP. Underwriting expense includes 
$662,881 and $716,954 (consolidated) in administrative fees for services performed under this agreement in 2025 
and 2024, respectively. Included in accounts receivable is $0 and $91,833 due from HARRP at December 31, 2025
and 2024, respectively. There were no amounts owed to HARRP at December 31, 2025 and 2024.

Basis of Accounting
The Pool’s consolidated financial statements are prepared on the accrual basis of accounting. Under this method, 
revenues from contributions and interest are recognized when earned and expenses are recorded at the time liabilities 
are incurred. The Pool applies all applicable Financial Accounting Standards Board (FASB) pronouncements.

Description of Programs
The Pool’s Self Insurance Programs (Auto Liability, General Liability, Errors & Omissions, Property and Employment 
Practices) were established for the purpose of operating and maintaining a self-insurance or group insurance 
program. Member contributions for coverage are to be used for the payment of, but not limited to, the following:

• Self-insured claim payments • Reinsurance premiums • Claims administration expenses • Investigative costs
• Legal costs • Internal administration service costs • Audit costs • Actuarial expenses • Miscellaneous 

The Board of Directors determines contribution requirements annually for the self-insurance programs adequate to 
fund for internal administration projected losses and excess insurance costs. Policyholder deductibles, self-insured 
retention (SIR), reinsurance, and excess insurance for each program are as follows:
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The Board of Directors determines contribution requirements annually for the self-insurance programs 
adequate to fund for internal administration projected losses and excess insurance costs. Policyholder 
deductibles, self-insured retention (SIR), reinsurance, and excess insurance for each program are as 
follows: 

General Liability
Member Deductible None
SIR $1,000,000 per occurrence
Reinsurance $1,000,000 per occurrence

Property
Member Deductible $0 to $10,000 per occurrence (varies)
SIR $1,000,000 per occurrence
Reinsurance $1,000,000 per occurrence
Excess $2,000,001 to $45,000,000

 
Cash and cash equivalents – The Pool considers all highly liquid investments with an original maturity of 
three months or less and money market mutual funds to be cash equivalents. The amount of Affordable 
Housing Risk Pool cash is covered by federal depository insurance up to $250,000. ORWACA Agency 
Insurance Services, LLC’s cash is restricted for use by the State of Washington until the premiums are 
paid to the respective insurance companies. No cash was considered restricted as of December 31, 2025 
and 2024. 

Accounts receivable – Accounts receivable reflects uncollateralized amounts due from policyholders for 
contributions billed. Contributions are due from policyholders generally prior to the start of the coverage 
period. Interest is not charged on delinquent balances. Management individually reviews all delinquent 
balances and works with its customers, the housing authority, AH, to collect amounts owed. There were 
no receivable balances delinquent more than 90 days as of December 31, 2025 and 2024. The Pool did 
not provide an allowance for credit losses as all accounts receivables are considered collectible. 

Unearned contribution/prepaid expenses – Policy period-end varies by policyholder. As such, certain 
contributions are treated as deferred and certain expenses as prepaid. This is to reflect a proper matching 
of contributions and expenses for the fiscal year-end consolidated financial statements. 

Investments – The Pool records its investments at fair value. Changes in fair value are reported as 
revenue in the consolidated statements of operations and unassigned surplus. Fair value of investments 
has been determined by the Pool based on quoted market prices. The Pool considers all investments to 
be classified as trading securities. As a result, all unrealized changes in the value of investments are 
included in the consolidated statements of operations and unassigned surplus. 

Revenue recognition – Revenues mainly consist of premium contributions from policyholders. 
Policyholders are typically those organizations in the affordable housing community, primarily tax credit 
partnerships, affiliated nonprofits, and nonprofit affordable housing owners in Oregon, Washington, 
Nevada, and California.  

Revenue is matched to the period in which the policyholder has obtained coverage. Revenues are 
amortized over the coverage period. 

continues page 51
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Cash and Cash Equivalents
The Pool considers all highly liquid investments with an original maturity of three months or less and money market 
mutual funds to be cash equivalents. The amount of Affordable Housing Risk Pool cash is covered by federal 
depository insurance up to $250,000. ORWACA Agency Insurance Services, LLC’s cash is restricted for use by 
the State of Washington until the premiums are paid to the respective insurance companies. No cash was 
considered restricted as of December 31, 2025 and 2024.

Accounts Receivable 
Accounts receivable reflects uncollateralized amounts due from policyholders for contributions billed. Contributions 
are due from policyholders generally prior to the start of the coverage period. Interest is not charged on delinquent 
balances. Management individually reviews all delinquent balances and works with its customers, the housing 
authority, AH, to collect amounts owed. There were no receivable balances delinquent more than 90 days as of 
December 31, 2025 and 2024. The Pool did not provide an allowance for credit losses as all accounts receivables 
are considered collectible.

Unearned Contribution/Prepaid Expenses 
Policy period-end varies by policyholder. As such, certain contributions are treated as deferred and certain expenses 
as prepaid. This is to reflect a proper matching of contributions and expenses for the fiscal year-end consolidated 
financial statements.

Investments
The Pool records its investments at fair value. Changes in fair value are reported as revenue in the consolidated 
statements of operations and unassigned surplus. Fair value of investments has been determined by the Pool based 
on quoted market prices. The Pool considers all investments to be classified as trading securities. As a result, all 
unrealized changes in the value of investments are included in the consolidated statements of operations and 
unassigned surplus.

Revenue Recognition
Revenues mainly consist of premium contributions from policyholders. Policyholders are typically those organizations 
in the affordable housing community, primarily tax credit partnerships, affiliated nonprofits, and nonprofit affordable 
housing owners in Oregon, Washington, Nevada, and California.

Revenue is matched to the period in which the policyholder has obtained coverage. Revenues are amortized over the 
coverage period. 

Contribution development is performed by actuaries and the Board of Directors based on the particular characteristics 
of the policyholders. Contribution income consists of payments from policyholders that areexpected to match the 
expense of insurance premiums for coverage in excess of self-insured amounts, estimated payments resulting from 
self-insurance programs, and operating expenses. The contribution revenue is recognized as revenue in the period for 
which insurance protection is provided. Unearned contributions at December 31 are recognized in the following year.

Losses and loss adjustment expense 
The Pool establishes claims liabilities based on estimates of the ultimate cost of claims (including future allocated 
claim adjustment expense) that have been reported but not settled, and of claims that have been incurred but not 
reported. The length of time for which such costs must be estimated varies depending on the coverage involved. 
Because actual claims costs depend on such complex factors as inflation, changes in doctrines of legal liability, and 
damage awards, the process used in computing claims liabilities does not necessarily result in an exact amount,
particularly for coverages such as general liability. Claims liabilities are recomputed periodically using a variety of 
actuarial and statistical techniques to produce current estimates that reflect recent settlements, claims frequency, 
and other economic and social factors. A provision for inflation in the calculation of estimated future claims costs is 
implicit in the calculation because reliance is placed both on actual historical data that reflects past inflation and on
other factors that are considered to be appropriate modifiers of past experience. Adjustments to claim liabilities are 
charged or credited to expense in the periods in which they are made. 
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Income Tax Status
AHRP has been formed as a Limited Liability Company and is taxed as an insurance corporation. The Agency is a 
Limited Liability Company and wholly owned by AHRP. For tax purposes, the Agency is considered a disregarded 
entity, and its operations are combined with AHRP on AHRP’s income tax return.

The income tax provision is based on the asset and liability method. Deferred income tax assets and liabilities have 
been provided for temporary differences between the tax basis of assets and liabilities and their reported amounts 
in the consolidated financial statements.

Management believes the Pool has no material uncertain tax positions and, accordingly, it has not recorded a liability 
for unrecognized tax expense. To the extent that the Pool was assessed interest or penalties associated with income 
tax positions, such expense would be recognized as an operating expense.

Use of Estimates
In preparing consolidated financial statements in conformity with U.S. GAAP, management is required to make 
estimates and assumptions that affect the reported amounts of assets and liabilities, the disclosure of contingent 
assets and liabilities at the date of the consolidated financial statements, and the reported amounts of revenues and 
expenses during the reporting period. Actual results could differ from those estimates.

AHRP Note 1 continues...
from page 51
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Note 2 – Investments 

The Pool had the following investments held in a managed portfolio as of December 31: 

2025 2024

Federal agency securities 5,855,918$    4,922,817$    
Corporate bonds 1,342,219      1,686,544      
Certificates of deposit -                198,076         

7,198,137$    6,807,437$    

 
Investments are included on the following totals on the consolidated balance sheets at December 31: 

2025 2024

Investments 117,274$       337,106$       
Noncurrent investments 7,080,863      6,470,331      

7,198,137$    6,807,437$    

 
Interest rate risk – As a means of limiting its exposure to fair value losses arising from changes in interest 
rates, the Pool’s investment policy limits the investment portfolio to maturities of not more than five years 
from the date of investment. 

Fair Value <1 year 1–3 years >3 years

Federal agency securities 5,855,918$       -$                      1,825,863$       4,030,055$       
Corporate bonds 1,342,219         117,274            1,021,015         203,930            

Total investments at fair value 7,198,137$       117,274$          2,846,878$       4,233,985$       

Fair Value <1 year 1–3 years >3 years

Federal agency securities 4,922,817$       -$                      3,481,505$       1,441,312$       
Corporate bonds 1,686,544         139,030            998,192            549,322            
Certificates of deposit 198,076            198,076            -                        -                        

Total investments at fair value 6,807,437$       337,106$          4,479,697$       1,990,634$       

Investment Type

Investment Maturities as of
December 31, 2025

Investment Type

Investment Maturities as of
December 31, 2024

 

The Pool had the following investments held in a managed portfolio as of December 31:

Interest rate risk – As a means of limiting its exposure to fair value losses arising from changes in interest rates, 
the Pool’s investment policy limits the investment portfolio to maturities of not more than five years from the 
date of investment.

Note 2 – Investments

continues page 53
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Note 2 – Investments 

The Pool had the following investments held in a managed portfolio as of December 31: 

2025 2024

Federal agency securities 5,855,918$    4,922,817$    
Corporate bonds 1,342,219      1,686,544      
Certificates of deposit -                198,076         

7,198,137$    6,807,437$    

 
Investments are included on the following totals on the consolidated balance sheets at December 31: 

2025 2024

Investments 117,274$       337,106$       
Noncurrent investments 7,080,863      6,470,331      

7,198,137$    6,807,437$    

 
Interest rate risk – As a means of limiting its exposure to fair value losses arising from changes in interest 
rates, the Pool’s investment policy limits the investment portfolio to maturities of not more than five years 
from the date of investment. 

Fair Value <1 year 1–3 years >3 years

Federal agency securities 5,855,918$       -$                      1,825,863$       4,030,055$       
Corporate bonds 1,342,219         117,274            1,021,015         203,930            

Total investments at fair value 7,198,137$       117,274$          2,846,878$       4,233,985$       

Fair Value <1 year 1–3 years >3 years

Federal agency securities 4,922,817$       -$                      3,481,505$       1,441,312$       
Corporate bonds 1,686,544         139,030            998,192            549,322            
Certificates of deposit 198,076            198,076            -                        -                        

Total investments at fair value 6,807,437$       337,106$          4,479,697$       1,990,634$       

Investment Type

Investment Maturities as of
December 31, 2025

Investment Type

Investment Maturities as of
December 31, 2024
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Credit risk – It is the Pool’s general investment policy to apply the prudent person standard; investments 
shall be made with judgment and care under circumstances then prevailing which persons of prudence, 
discretion, and intelligence exercise in the management of their own affairs, not for speculation, but for 
investment, considering the probable safety of their capital as well as the probable income to be derived. 
Securities eligible for investments are direct obligations of the U.S. Government (U.S. Treasury 
obligations), U.S. Government agency securities, Corporate Bonds, and Money Market bank accounts. 
U.S. Treasury obligations are backed by the full faith and credit of the U.S. Government. Government 
agency securities are rated “AA+” by Standard and Poor’s. Certificates of deposit are covered by federal 
depository insurance. 

Concentration of risk – The Pool’s investment policy allows for purchase of certificates of deposits, 
corporate bonds, and federal agency securities. At December 31, investments grouped in categories that 
are 5% or more as a percentage of the total investment portfolio were as follows: 

2025 2024

Federal agency securities 81% 80%
Corporate bonds 19% 4%
Certificates of deposit 0% 16%

% of Portfolio

 
Assets and liabilities recorded at fair value in the consolidated balance sheets are categorized based 
upon the level of judgment associated with the inputs used to measure their fair value. Level inputs, as 
defined by ASC 820, Fair Value Measurements and Disclosures, are as follows: 

Level 1 – Inputs are based upon unadjusted quoted prices for identical assets and liabilities traded in 
active markets. 

Level 2 – Inputs are based on quoted prices for similar assets and liabilities in active markets, quoted 
prices for identical or similar assets and liabilities in markets that are not active, and model-based 
valuation techniques for which all significant assumptions are observable in the market or can be 
corroborated by observable market data for substantially the full term of the assets or liabilities. 

Level 3 – Inputs are generally unobservable and typically reflect management’s estimates of 
assumptions that market participants would use in pricing the asset or liability. The fair values are 
therefore determined using model-based techniques that include option pricing models, discounted 
cash flow models, and similar techniques. 

Credit risk – It is the Pool’s general investment policy to apply the prudent person standard; investments shall be made 
with judgment and care under circumstances then prevailing which persons of prudence, discretion, and intelligence 
exercise in the management of their own affairs, not for speculation, but for investment, considering the probable 
safety of their capital as well as the probable income to be derived. Securities eligible for investments are direct 
obligations of the U.S. Government (U.S. Treasury obligations), U.S. Government agency securities, Corporate Bonds, 
and Money Market bank accounts. U.S. Treasury obligations are backed by the full faith and credit of the U.S. 
Government. Government agency securities are rated “AA+” by Standard and Poor’s. Certificates of deposit are 
covered by federal depository insurance.

Concentration of risk – The Pool’s investment policy allows for purchase of certificates of deposits, corporate bonds, 
and federal agency securities. At December 31, investments grouped in categories that are 5% or more as a 
percentage of the total investment portfolio were as follows:

continues page 54



54

Assets and liabilities recorded at fair value in the consolidated balance sheets are categorized based upon the level 
of judgment associated with the inputs used to measure their fair value. Level inputs, as defined by ASC 820, Fair 
Value Measurements and Disclosures, are as follows:

	 Level 1 – Inputs are based upon unadjusted quoted prices for identical assets and liabilities traded in 
	 active markets.

	 Level 2 – Inputs are based on quoted prices for similar assets and liabilities in active markets, quoted prices for 
	 identical or similar assets and liabilities in markets that are not active, and model-based valuation techniques  
	 for which all significant assumptions are observable in the market or can be corroborated by observable 
	 market data for substantially the full term of the assets or liabilities.

	 Level 3 – Inputs are generally unobservable and typically reflect management’s estimates of assumptions 
	 that market participants would use in pricing the asset or liability. The fair values are therefore determined 
	 using model-based techniques that include option pricing models, discounted cash flow models, and similar 
	 techniques.

AHRP Note 2 continues...
from page 53
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Note 3 – Fair Value Measurements 

Fair values of assets measured on a recurring basis at December 31 are as follows: 

Fair Value Level 1 Level 2 Level 3
December 31, 2025

Federal agency securities 5,855,918$     -$                   5,855,918$     -$                   
Corporate bonds 1,342,219       -                     1,342,219       -                     

Investments at fair value 7,198,137$     -$                   7,198,137$     -$                   

Fair Value Level 1 Level 2 Level 3
December 31, 2024

Federal agency securities 4,922,817$     -$                   4,922,817$     -$                   
Corporate bonds 1,686,544       -                     1,686,544       -                     
Certificates of deposit 198,076          -                     198,076          -                     

Investments at fair value 6,807,437$     -$                   6,807,437$     -$                   

 

Fair values of assets measured on a recurring basis at December 31 are as follows:

Note 3 – Fair Value Measurements
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Note 4 – Losses and Loss Adjustment Expenses 

The Pool establishes a liability for both reported and unreported insured events at undiscounted amounts, 
which includes estimates of both future payments of losses and related claims adjustment expenses. The 
following represents changes in liabilities for the Pool during the years ended December 31: 

2025 2024
Losses and loss adjustment expense reserves, 

beginning of year 4,339,514$      3,781,343$      

Incurred losses and loss adjustment expenses
Provision for covered events of the current year 5,731,000        5,924,000        
Increase in provision for covered events 

of the prior years 1,109,364        519,901           

6,840,364        6,443,901        

Payments
Losses and loss adjustment expenses attributable to

covered events of the current year 2,401,282        3,545,902        
Losses and loss adjustment expenses attributable to

covered events of the prior years * 2,870,380        2,339,828        

5,271,662        5,885,730        

Loss and loss adjustment expense reserves, end of year 5,908,216$      4,339,514$      

Detail of losses and loss adjustment expense reserves
Current portion 3,757,444$      2,907,576$      
Long-term portion 2,150,772        1,431,938        

5,908,216$      4,339,514$      

 
*Claim payments include $174,641, $71,882, $141,614, $4,100, and $96,928 of state subrogation 
payments received for the years ended December 31, 2025, for 2024, 2023, 2022, 2021, and 2018 
claims, respectively. 

An increase in provision for covered events of the prior year totaled $1,109,364 for the year ended 
December 31, 2025. The Pool experienced continued unfavorable claims experiences from wildfires and 
flooding. 

The Pool establishes a liability for both reported and unreported insured events at undiscounted amounts, which 
includes estimates of both future payments of losses and related claims adjustment expenses. The following 
represents changes in liabilities for the Pool during the years ended December 31:

*Claim payments include $174,641, $71,882, $141,614, $4,100, and $96,928 of state subrogation payments received 
for the years ended December 31, 2025, for 2024, 2023, 2022, 2021, and 2018 claims, respectively.

An increase in provision for covered events of the prior year totaled $1,109,364 for the year ended December 31, 
2025. The Pool experienced continued unfavorable claims experiences from wildfires and flooding.

Note 4 – Losses and Loss Adjustment Expenses
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Note 5 – Income Taxes 

AHRP is taxed as a mutual property/casualty insurance company. Deferred income tax assets result 
principally from net operating losses, differences between unpaid losses and loss adjustments, unrealized 
gains and losses, and unearned contributions for financial reporting and tax purposes. 

Income tax expense consists of the following for the years ended December 31: 

2025 2024

Deferred – Federal (16,952)$         247,369$         
Deferred – State (2,971)             29,995             

Total deferred (19,923)           277,364           

Current – Federal (887,497)         (737,558)         
Current – State (298,384)         (254,446)         

Total current (1,185,881)      (992,004)         

(1,205,804)$    (714,640)$       

 
The effective tax rate differs from the rate applied to the AHRP net income before income taxes 
principally due to differences from state taxes. 

The components of the deferred income tax asset are as follows as of December 31: 

2025 2024

Unearned contributions 461,335$         503,427$         
Unrealized losses (39,055)           (31,051)           
Loss reserve discount 98,656             71,841             
Capital loss disallowed 8,822               6,771               
TCJA - loss reserve discounting -                      (1,307)             

Net deferred tax asset 529,758$         549,681$         

 
As of December 31, 2025, AHRP has no available federal and state net operating loss carryforwards from 
federal, California, or Oregon. 

The Pool is subject to routine audits by taxing jurisdictions; however, there are currently no audits for any 
tax periods in progress. 

AHRP is taxed as a mutual property/casualty insurance company. Deferred income tax assets result principally from 
net operating losses, differences between unpaid losses and loss adjustments, unrealized gains and losses, and 
unearned contributions for financial reporting and tax purposes.

Income tax expense consists of the following for the years ended December 31:

As of December 31, 2025, AHRP has no available federal and state net operating loss carryforwards from federal, 
California, or Oregon.

The Pool is subject to routine audits by taxing jurisdictions; however, there are currently no audits for any tax periods 
in progress.

Note 5 – Income Taxes
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The Pool purchases excess insurance and reinsurance to reduce its financial exposure to loss. The Pool does not 
report any liabilities that are the responsibility of the reinsurance or the excess insurance carrier.

AHRP provides only general liability, property, and tenant discrimination coverage. The general liability coverage 
for AHRP is self-insured at a level of $1,000,000 per occurrence. Reinsurance in the amount of $1,000,000 has been 
secured to provide higher limit coverage on both the property and general liability lines. Additionally, AHRP secures 
$45,000,000 in excess of the underlying $2,000,000 for property losses through an additional excess insurance 
policy.

In connection with a financing arrangement between HARRP and a third party, the Pool is a grantor and is 
contingently liable to satisfy the claims of a reinsurer of the Pool should income or working capital of HARRP fall 
below a specified minimum. In the event the Pool is required to fund amounts pursuant to the above agreement, 
the Pool may recover the amount of its funding from HARRP, although the terms of such recovery may extend over 
several future periods.

The Pool is subject to risks associated with natural disasters, including wildfires, severe flooding, and windstorms 
on the housing authority it covers. The Authority maintains property and casualty reinsurance policies designed to 
mitigate these risks for any years or properties that exceed levels established. However, severe climate events may 
lead to large claims expenses during certain years, and may result in significant increases in future claims paid or 
the price of reinsurance.

We have evaluated subsequent events through March 20, 2026, the date these consolidated financial statements 
were available to be issued.

Note 6 – Excess Insurance and Reinsurance

Note 7 – Contingencies

Note 8 – Subsequent Events
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CLAIMS DEVELOPMENT INFORMATION

The schedule illustrates the Pool’s earned revenues (net of reinsurance) and investment income compared to related 
costs of loss (net of loss assumed by reinsurers) and other expenses assumed by the Pool as of the end of the year.

The rows of the table are defined as follows:

1.	 This line shows the total of each year’s earned contribution revenues and investment revenues.

2.	 This line shows each year’s other operating costs of the Pool including overhead and claims expense not  
	 allocable to individual claims. All unallocable administration expenses are charged to the current year.

3.	 This line shows the Pool’s incurred claims and allocated claim adjustment expense (both paid and accrued)  
	 as originally reported at the end of the year.

4.	 This section shows the cumulative amounts paid as of the end of the year.

5.	 This line shows the latest re-estimated amount of claims assumed by reinsurers as of the end of the current  
	 year for each insured year.

6.	 This annual re-estimation results from new information received on known claims, as well as emergence  
	 of new claims not previously known.

7.	 This line compares the latest re-estimated incurred claim amount to the amount originally established (line 3)  
	 and shows whether this later estimate of claims cost is greater or less than originally estimated.

As data for individual policy years mature, the correlation between original estimates and re-estimated amounts is 
commonly used to evaluate the accuracy of incurred claims currently recognized in less mature policy years.

Yearly Loss Development Information (Unaudited)
December 31, 2025
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